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EXECUTIVE SUMMARY

The Housing Revenue Account (HRA) Asset Management Strategy has been developed 
to complement the HRA Business Plan by formalising the Council’s approach to asset 
management in respect of its housing stock, reflecting the opportunities likely to be 
presented by the new arrangement of a “self financing” HRA through the HRA Reforms.

The HRA Reforms will fundamentally change the way in which the housing function is 
operated by SHDC, and robust asset management practices will form a critical part of 
the move over to the new self-financing system, which places a strong reliance upon 
accurate forward planning, whilst ensuring cash-flow is maintained. 

This strategy sets out the profile of the stock and its existing condition, addressing future 
needs for maintaining and improving the stock, and shaping the direction for asset 
planning for the future.

This strategy sets out not only the way in which the housing stock is maintained and 
improved currently (i.e. pre-HRA Reforms), but also how the introduction of self-
financing brings with it a number of opportunities and options to be considered in 
respect of future investment, stock rationalisation, increasing numbers of properties 
within the stock through building new, changing current practices and introducing new 
technologies.

A total of 14 distinct options are detailed for consideration, but it is likely that further 
options will come forward as we enter the new self-financing arrangements. This 
strategy will, therefore, require regular (annual) reviewing and updating to ensure it 
continues to reflect the direction of the service.

The South Holland Tenants’ Group have been consulted as part of the development of 
this strategy, and they have provided details of specific options they wished to be 
included for consideration. These aspirational items are included within the 14 options
which will be taken through the formal decision making processes as part of the whole 
HRA Reforms work.

The strategy has been developed in conjunction with the HRA Reforms Project Group, 
whose members include officers, tenants and elected members, together with input from 
specialised consultants.

Within the HRA, South Holland District Council owns 3,881 dwellings, 557 other 
buildings and a significant number of roadways and areas of land. The introduction of 
self-financing requires the Council to take on over £70M of debt, yet will also 
significantly increase the annual income to the housing service. This will necessitate 
different ways of thinking and different approaches to the operation, maintenance and 
improvement of the HRA assets, in order that SHDC can take advantage of the 
opportunities the introduction of self-financing will present.
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1.0 Introduction

1.1 Purpose

The HRA Asset Management Strategy has been developed to complement the HRA 
Business Plan by formalising the Council’s approach to asset management in respect of 
its housing stock. This is of particular relevance given the reforms to the HRA financing 
system proposed to take effect from April 2012 (the “HRA Reforms”). Historically, the 
HRA Business Plan itself has set out the key asset management direction for the 
housing service, but that is no longer appropriate given the nature of the reforms.

The HRA Reforms will fundamentally change the way in which the housing function is 
operated by SHDC, and robust asset management practices will form a critical part of 
the move over to the new financing system, which places a strong reliance upon 
accurate forward planning, whilst ensuring cash-flow is maintained. Essentially, the 
service will be operated with a much more “commercial” focus than has previously been 
the case, with a need for much greater scrutiny of both income and expenditure.

This strategy sets out the profile of the stock and its existing condition, addressing future 
needs for maintaining and improving the stock, and shaping the direction for asset
planning for the future. 

1.2 Links to Other Corporate Policies

The HRA Business Plan includes a 30 year plan for investment, so this strategy forms a 
key part of that plan, providing investment plans during that 30 year period, as well as 
linking to other corporate policies as illustrated below:

Asset 
Management 

Strategy

HRA Business 
Plan

Housing Service 
Business Plan

Repairs Policy

Voids Policy

HRA Capital 
Programme

Cyclical 
Maintenance 
Programme

Procurement 
Policy & Contract 
Procedure Rules

Asset 
Management 

Plan

Housing Strategy

Allocations 
Policy

Asbestos Policy

Equality & 
Diversity Policy

Treasury Management 
Strategy

Medium Term 
Financial 
Strategy



SHDC HRA Asset Management Strategy - DRAFT

7

1.3 Corporate Priorities

The Corporate Priorities for 2011 to 2015 are:

1. To Be A Forward Looking Council
2. To Enable Our Communities
3. To Have Pride In South Holland
4. To Support Our Local Economy
5. To Develop Stronger Communities

a) To Be A Forward Looking Council:

We want to become less reliant on government grants and progress towards becoming 
a financially independent council that delivers value for money services.  

Our key aims over the next four years are to:

 Incrementally reduce Council Tax
 Maximise trading opportunities
 Develop new and different models for local and shared service delivery to 

generate sustainable efficiency savings
 Reduce bureaucracy and streamlining where possible locally 
 Use all opportunities to shape and influence government policy

b) To Enable Our Communities:

We will work with our communities to encourage and enable them to have greater 
influence in the management of their local area.

Our key aims over the next four years are to:

 Implement Designated Councillor Budgets
 Engage with our residents about local facilities and recreational space and 

encourage new ways of working

c) To Have Pride In South Holland:

We will maintain and enhance the appearance of our local communities.

Our key aims over the next four years are to:

 Provide a good waste collection service
 Improve street cleanliness and grounds maintenance
 Expand the provision of open spaces and play areas
 Reduce the carbon footprint of the council
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d) To Support Our Local Economy:

We will actively support local businesses to encourage the creation of jobs and boost 
the local economy. 

Our key aims over the next four years are to:

 Be entrepreneurial in our business working
 Support existing businesses to reach their potential
 Continue to create an attractive environment for new businesses
 Encourage supportive links between local businesses

e) To Develop Stronger Communities:

We will work together to build stronger communities that are safe, healthy and 
secure. 

Our key aims over the next four years are to:

 React quickly and effectively to deal with instances of anti-social behaviour
 Work together to reduce the impact of crime in ‘hotspots’ throughout the 

district
 Be pro-active in engaging communities in more positive outlets
 Encourage fairness and equal opportunities

1.4 Development of the Asset Management Strategy

Asset Management is defined as “the activity that ensures that the land and buildings 
asset base of an organisation is optimally structured in the best corporate interest of the 
organisation. It seeks to align the asset base with the organisation’s corporate goals and 
objectives.” (Source: RICS Public Sector Asset Management Guidelines: A guide to best 
practice)

This Asset Management Strategy seeks to align the Council’s corporate goals and 
objectives with the housing stock, taking into account both internal and external 
influences and the changes being introduced as part of the HRA reforms process. 

1.5 South Holland Homes

In 2008, the Council established a wholly owned local housing company to deliver 
affordable housing within the South Holland district. The company is registered as the 
South Holland Local Housing Community Interest Company, but trades under the name
South Holland Homes.

The Company has a board of directors, as follows:
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 Aley, George (also a district Councillor)
 Best, Douglas (also a district Councillor)
 Booth, Michael (also a district Councillor)
 Chandler, Malcolm (also a district Councillor)
 Meiklejohn, Nigel (also a member of the South Holland Tenants’ Group)
 Porter, Gary (also a district Councillor)
 Przyszlak, Paul (also a district Councillor)
 Scorthorne, Richard (also a district Council officer)
 The Company Secretary is Mark Stinson, who is also employed by Legal Services 

Lincolnshire.

South Holland Homes was initially set up to deliver new affordable housing, with the 
ability to bid for grant funding from the Homes & Communities Agency (HCA). To date, 
South Holland Homes have secured and used £267,000 of grant funding from the HCA 
to part-fund the development of the first 6 affordable homes. 

The operation of the company is undertaken by the Council’s own staff, so there are no 
employees of the company itself.

In 2010, the Council transferred 8 homes at Flaxmill Lane, Pinchbeck, to South Holland 
Homes, at nil value. These homes had low level improvement work carried out before 
being offered for sale at £70,000 each. The first property sold in December 2010, and 
two further sales have taken place since then. The proceeds of sales are intended to be 
used for further affordable housing development by the company in the future.
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2.0 ASSET PORTFOLIO

2.1 Housing Assets - Dwellings

As at October 2011, the Council owned, in its Housing Revenue Account, the following
dwellings.

Property Type General Needs
Accommodation

Sheltered
Accommodation

Total

Bungalow 728 951 1679
1 Bed 120 551 671
2 Bed 608 400 1008

Flat 202 63 265
1 Bed 49 61 110
2 Bed 153 2 155

House 1937 0 1937
1 Bed 0 0 0
2 Bed 328 0 328
3 Bed 1592 0 1592
4 Bed 15 0 15
5 Bed 1 0 1
6 Bed 0 0 0
7 Bed 1 0 1

Total 2867 1014 3881

2.2 Housing Assets – Non Dwellings

Assets other than dwellings which are held within the HRA include the following:

Asset Type Number

Community Rooms 14
Guest Rooms 11
Garages 532
Garage Plots 414
Sewage Pumping Stations 11
Sewage Treatment Plants 50
Land N/A
Roadways N/A
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2.3 Geographical Distribution of Assets

TOWN Bungalow 
(General 
Needs)

Bungalow 
(Sheltered)

Flat 
(General 
Needs

Flat 
(Sheltered)

House (General Needs) Garage Garage 
Plot

1 
Bed

2 
Bed

1 
Bed

2 
Bed

1 
Bed

2 
Bed

1 
Bed

2 
Bed

1 
Bed

2 
Bed

3 
Bed

4 
Bed

5 
Bed

6 
Bed

7 
Bed

Cowbit 0 3 0 0 0 0 0 0 0 3 29 0 0 0 0 4 10
Crowland 13 52 0 10 1 0 16 1 0 4 89 0 0 0 0 43 22
Deeping St 
Nicholas

0 15 0 16 0 0 0 0 0 15 47 0 0 0 0 0 50

Donington 0 23 8 7 3 6 0 0 0 43 79 0 0 0 0 35 7
Fleet 0 4 0 33 0 0 0 0 0 0 12 0 0 0 0 12 7
Gedney 0 0 0 0 0 0 0 0 0 0 65 1 0 0 0 7 8
Gedney 
Drove End

4 4 0 0 0 0 0 0 0 0 22 0 0 0 0 0 8

Gedney Dyke 2 16 0 0 0 0 0 0 0 0 7 0 0 0 0 3 0
Gedney Hill 0 26 0 0 0 0 0 0 0 0 21 0 0 0 0 14 3
Gosberton 19 24 0 0 0 0 0 0 0 3 36 0 0 0 0 8 28
Gosberton 
Clough

0 0 0 0 0 0 0 0 0 4 3 0 0 0 0 1 2

Gosberton 
Risegate

0 1 0 8 0 0 0 0 0 0 9 0 0 0 0 0 14

Holbeach 2 72 68 89 0 0 0 0 0 57 105 2 0 0 0 69 32
Holbeach 
Bank

0 0 0 0 0 0 0 0 0 0 21 0 0 0 0 0 0

Holbeach 
Drove

0 6 0 0 0 0 0 0 0 0 5 0 0 0 0 0 0

Holbeach 
Hurn

0 2 0 0 0 0 0 0 0 0 14 0 0 0 0 0 3

Holbeach St 
Johns

0 4 0 0 0 0 0 0 0 0 12 0 0 0 0 0 0

Holbeach St 
Marks

0 0 0 0 0 0 0 0 0 5 9 0 0 0 0 7 4

Little Sutton 0 0 0 0 0 0 0 0 0 0 5 0 0 0 0 0 0
Long Sutton 6 14 45 85 0 0 0 0 0 3 85 0 0 0 0 29 2
Lutton 0 10 0 0 0 0 0 0 0 0 9 0 0 0 0 0 12
Moulton 0 13 0 15 0 0 0 0 0 2 47 0 0 0 0 21 6
Moulton 
Chapel

0 6 0 0 0 0 0 0 0 10 28 0 0 0 0 0 9

Moulton 
Eaugate

0 0 0 0 0 0 0 0 0 0 2 0 0 0 0 0 0

Moulton 
Seas End

2 6 0 0 0 0 0 0 0 0 6 0 0 0 0 13 0

Pinchbeck 19 26 26 12 0 0 12 1 0 5 62 0 0 0 0 24 37
Pode Hole 0 0 0 0 0 0 0 0 0 0 3 0 0 0 0 0 0
Quadring 0 0 0 18 0 0 0 0 0 10 28 1 0 0 0 0 9
Saracens 
Head

0 0 0 0 0 0 0 0 0 0 4 0 0 0 0 0 0

Spalding 42 160 330 16 45 147 33 0 0 125 312 8 0 0 0 110 22
Surfleet 2 7 0 0 0 0 0 0 0 8 33 0 0 0 0 0 26
Sutton 
Bridge

1 6 47 55 0 0 0 0 0 2 139 1 0 0 1 80 0

Sutton St 
Edmund

0 6 0 0 0 0 0 0 0 0 9 0 0 0 0 0 0

Sutton St 
James

0 18 0 0 0 0 0 0 0 0 26 0 0 0 0 6 0

Throckenholt 0 0 0 0 0 0 0 0 0 0 8 0 0 0 0 10 0
Tongue End 0 3 0 0 0 0 0 0 0 6 12 0 0 0 0 1 18
Tydd Gote 2 15 0 0 0 0 0 0 0 5 8 2 0 0 0 0 0
Tydd St Mary 0 14 0 0 0 0 0 0 0 0 5 0 1 0 0 7 0
West 
Pinchbeck

0 8 0 12 0 0 0 0 0 9 48 0 0 0 0 9 26

Weston 0 11 21 11 0 0 0 0 0 0 44 0 0 0 0 8 30
Weston Hills 0 10 0 0 0 0 0 0 0 0 23 0 0 0 0 0 19
Whaplode 0 7 6 13 0 0 0 0 0 9 22 0 0 0 0 8 0
Whaplode 
Drove

6 10 0 0 0 0 0 0 0 0 8 0 0 0 0 3 0

Whaplode St 
Catherine

0 6 0 0 0 0 0 0 0 0 31 0 0 0 0 0 0

TOTAL 120 608 551 400 49 153 61 2 0 328 1592 15 1 0 1 532 414
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2.4 Dwellings by Archetype

Archetype No
Non-traditional houses 420
Pre-1945 semi-detached houses 729
Bungalows 1679
1945-1964 large houses (70m² or more) 531
Pre 1945 small terrace house (less than 70m²) 139
Post 1945 low rise (1-2 storeys) flat 202
Post 1974 houses 17
1965-74 houses 15
1945-64 small terrace houses (less than 70m²) 1
All other pre-1945 houses 85
Pre 1945 low rise (1-2 storeys) flat 39
Medium rise (3-5 storeys) flat 24

2.5 Age Profile of the Housing Stock

Age Band Nos Age Today
Pre 1945 1003 > 66 years
1945 – 1964 1788 47 – 66 years
1965 – 1974 539 37 – 46 years
Post 1974 551 < 37 years
Total 3881

2.6 Non-Traditional Dwellings

The housing stock includes 420 non-traditional houses but, in addition to this, 112 of the 
bungalows are of non-traditional construction. The different construction types are listed 
below.

Non-Traditional 
Construction Type

Dwelling Type No

Airey House 98
Prefabricated Bungalow Bungalow 112
Swedish House 6
Tru-Steel House 23
Unity House 22
Wates House 271
Total 532

All of the non-traditional dwellings have had improvement work undertaken during the 
last 30 years to prolong their life and to resolve identified defects.
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2.7 Leasehold Properties

In addition to the main housing stock, the Council has sold the leasehold interest of a 
number of flats. The freehold interest has been retained by the Council, but the 
leasehold interest has been sold through the Right To Buy, generally under a lease term 
of 125 years.

At September 2011, 59 leasehold properties remain within the housing stock, although 
these dwellings are excluded from the Codeman asset management system and, 
therefore, calculations for the Decent Homes Standard as well as future financial 
business planning. Costs associated with any “common parts” are included within 
Codeman since these include statutory responsibilities relating to matters such as 
asbestos and fire. Due to the commencement dates and duration of the leases, none of 
them are expected to end during the next 30 years.

Of the 59 leasehold dwellings, 55 are in Spalding, with the other 4 in Donington.

At the end of the lease term, the property would fall back under the Council’s full
ownership (i.e. there would be no leasehold interest at the end of the term) unless the 
existing leaseholder wishes to extend the lease further.

2.8 The Decent Homes Standard

The Decent Homes Standard was introduced in 2004, establishing a means for social 
housing standards to be measured, and setting minimum standards of housing which 
must be achieved, as follows:

a)  It meets the current statutory minimum standard for housing

Dwellings which fail to meet this criterion are those containing one or more hazards
assessed as serious (‘Category 1’) under the HHSRS (Housing Health & Safety Rating 
System)

b)  It is in a reasonable state of repair

Dwellings which fail to meet this criterion are those where either:

 one or more of the key building components are old and, because of their 
condition, need replacing or major repair; or 

 two or more of the other building components are old and, because of their
condition, need replacing or major repair.

c)  It has reasonably modern facilities and services

Dwellings which fail to meet this criterion are those which lack three or more of
the following:

 a reasonably modern kitchen (20 years old or less); 



SHDC HRA Asset Management Strategy - DRAFT

14

 a kitchen with adequate space and layout; 
 a reasonably modern bathroom (30 years old or less); 
 an appropriately located bathroom and WC; 
 adequate insulation against external noise (where external noise is a problem); 

and
 adequate size and layout of common areas for blocks of flats.

A home lacking two or fewer of the above is still classed as decent, therefore it is not
necessary to modernise kitchens and bathrooms if a home meets the remaining criteria.

d)  It provides a reasonable degree of thermal comfort

This criterion requires dwellings to have both effective insulation and efficient heating.
It should be noted that, whilst dwellings meeting criteria b, c and d are likely also to
meet criterion a, some Category 1 hazards may remain to be addressed. For example,
a dwelling meeting criterion d may still contain a Category 1 damp or cold hazard.

All social housing landlords were required to meet the Decent Homes Standard by 
December 2010, and South Holland District Council achieved 100% compliance at that 
time. 

When the standard was introduced, the Council decided to improve the minimum 
requirements through the introduction of its own “Decent Homes Plus” standard – a 
slightly enhanced version of the minimum standard. The enhancements include:

 Replacement of external entrance doors
 Providing extractor fans, new floor coverings and redecoration as part of 

kitchen/bathroom refurbishments
 Fitting electric showers when required by tenants (as part of kitchen/bathroom 

refurbishments)
 External wall insulation to homes with solid walls
 Replacement of sewage treatment works
 Re-lining of Finlock gutters

At its introduction, in 2004, the Decent Homes Standard included the Housing Fitness 
Standard as one of its criteria. This was replaced in 2006 by the Housing Health & 
Safety Rating System (HHSRS), where potential hazards are considered through a risk 
assessment and any potentially serious (“Category 1”) hazards identified result in a 
failure against the Decent Homes Standard. 

Unfortunately, the use of the HHSRS has not been fully introduced within the Council’s 
systems to date. However, a restructure of the Property Services and Construction 
Services Unit teams in May 2011 have provided capacity within the new “Property 
Assessor” positions to undertake all survey types necessary across the HRA portfolio. 
HHSRS training was provided to the Property Assessors in June 2011, all of whom 
passed the assessment and are now able to complete HHSRS inspections.

It is intended that the Property Assessors will complete their surveys through mobile 
working and the use of PDAs or tablet PCs to enable surveys to be completed and 
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uploaded to Codeman electronically. It is anticipated that a system of mobile working will 
be rolled out to the Property Assessors during late summer/early Autumn 2011, at which 
time HHSRS surveys will be undertaken at the same time as stock condition surveys, on 
a 4 yearly cycle.

The Decent Homes Standard has informed much of the business planning for the HRA 
dwellings since 2004, with the main focus of the HRA capital programme being to 
ensure we achieved compliance with the standard. This Asset Management Strategy 
aims to ensure compliance with the Decent Homes Standard is maintained in the future.

The lifecycles we currently adopt for replacement of elements within our dwellings differ 
from the definitions of “old” within the Decent Homes Standard. In addition to this, 
however, we have a maintenance backlog meaning that, in some cases, we have not 
yet achieved implementation of a programme of works following the lifecycles we aim to 
meet – for example, we aim to replace kitchens on a 20 year cycle, yet we are currently 
(i.e. during 2011/12) replacing kitchens which are much older. A summary of lifecycles 
from the Decent Homes Standard and those which we currently aim to achieve are 
shown below:

Building Components Decent Homes 
Standard (from 

Disrepair criterion)

SHDC Current Lifecycles

Houses 
and 
Bungalows

Flats (< 6 
storeys)

Houses Bungalows Flats

Wall Structure 80 80 60 – Concrete/Timber
80 – Brick/Block

Lintels 60 60 60 60 60
Brickwork (spalling) 30 30 30 30 30
Wall finish 60 60 30 – Plastic/Timber Cladding

40 – Panelling/Tile Hanging
50 – Render
55 – Pointed Brickwork/Stone

Roof Structure 50 30 50 50 30
Roof Finish 50 30 35 – Profiled metal sheeting

50 – Synthetic Slates
60 – Concrete Tiles
65 – Clay Tiles
80 – Natural Slates

Chimney 50 50 40 40 40
Windows 40 30 30 30 30
External Doors 40 30 30 30 30
Kitchen 30 30 20 20 20
Bathrooms 40 40 25 25 25
Central heating gas 
boiler

15 15 15 15 15

Central heating 
distribution system

40 40 30 – Radiator/electric system

Heating – other 30 30 20 – Warm air system/other
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Electrical systems 30 30 25 25 25

The majority of lifecycles we currently adopt are broadly in line with those published 
within the Decent Homes Standard (Disrepair criterion). There are also some lifecycles 
we have sought to reduce, in order that our tenants benefit from more regular 
replacements of some building components – for example, kitchens and bathrooms.

The reforms of the HRA financing system present an ideal opportunity for all building 
component lifecycles to be reviewed, since there may be opportunities to adopt a 
different focus, which may include:

 Reducing costs by extending lifecycles for some building components
 Enhancing the major works programme by reducing lifecycles for some building 

components
 Introducing scheduled replacement of some building components which do not 

already form part of planned maintenance programmes – i.e. those which are 
currently only replaced responsively – for example, flat roofs

2.9 Condition of the Stock

In 2004, the Council purchased the Codeman asset management software system to 
hold all stock condition data relating to its HRA assets.

An initial “sample” survey of the housing stock was completed during February 2004 and 
that data was cloned to provide a fully populated database. The cloning exercise was 
not successful, being reliant upon some property information which was not relevant for 
cloning across the database. However, since that time, a rolling stock condition survey 
has been implemented to fully populate the Codeman system with real data, and one full 
cycle of this survey has been completed to date, meaning all dwellings (99%+) have 
been surveyed.

Stock condition surveys are now completed on a 4 yearly cycle and this, combined with 
updates upon completion of relevant work programmes, mean that condition data within 
Codeman is relatively up to date. In 2010 the Codeman system was also subject to an 
audit by the Council’s Internal Audit team. A number of recommendations were made as 
a result of that audit, all of which have since been implemented.

Data from the Codeman system is used to plan future investment needs and 
improvement works programmes, as well as monitoring compliance with the Decent 
Homes Standard. It is vital, therefore, that the data within the system is accurate.

Whilst the Codeman system holds data relating to the HRA dwellings, it does not 
currently contain any data relating to non-dwellings, such as roadways, sewage 
treatment plants, garages and land. Leasehold properties are also not included within 
Codeman.



SHDC HRA Asset Management Strategy - DRAFT

17

Although the Decent Homes Standard has been met at the required time, this has the 
potential to mask the true picture of the condition of the housing stock. This issue mainly 
relates to the age of the kitchens and bathrooms in our properties.

Under the Decent Homes Standard, the age of the kitchen and bathroom feature within 
two separate criteria:

1. “It is in a reasonable state of repair” – failure of the standard under this criterion 
is dependent upon building components being old and in poor condition (1 or 
more “key” building components, or two or more “other” building components). 
Assessment of age against this criterion is made using the “disrepair” lifecycles, 
with kitchens being 30 years and bathrooms being 40 years.

2. “It has reasonably modern facilities and services” – failure of the standard under 
this criterion are properties which lack 3 or more of the following:
 A reasonably modern kitchen (20 years or less)
 A kitchen with adequate space and layout
 A reasonably modern bathroom (30 years or less)
 An appropriately located bathroom and w.c.
 Adequate insulation against external noise (where external noise is a 

problem)
 Adequate size and layout of common areas for blocks of flats

At October 2011, 8 potential failures were recorded against the Decent Homes 
Standard, but all of these are the result of tenants having refused kitchen and/or 
bathroom replacement work, so are not reported as failures until the properties become 
void (at which point the improvement work would be undertaken). However, the Decent 
Homes report also shows that we had 810 dwellings with kitchens older than 20 years 
and 818 dwellings with bathrooms older than 30 years. The projections for the Modern 
Facilities criterion for the next 10 years are shown below:

MODERN 
FACILITIES

2011/12 2012/13 2013/14 2014/15 2015/16 2016/17 2017/18 2018/19 2019/20 2020/21

Kitchen >20 
years

810 867 909 930 1066 1115 1168 1269 1365 1612

Kitchen –
adequate space 
and layout

32 32 32 32 32 32 32 32 32 32

Bathroom >30 
years

818 872 900 949 1064 1096 1155 1187 1239 1389

Appropriate 
location 
bathroom and 
wc

1 1 1 1 1 1 1 1 1 1

Adequate noise 
insulation

0 0 0 0 0 0 0 0 0 0

Common Areas 0 0 0 0 0 0 0 0 0 0
Failures under 
this criterion 
(i.e. where 3 or 
more of the 
above are 
present)

8 9 9 9 9 9 9 9 9 9
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The numbers of kitchens (over 20 years old) and bathrooms (over 30 years old) shown 
above constitute the current level of backlog maintenance for those elements. However, 
the Codeman software system allows two main types of cost reports to be produced:

 JIT (Just In Time) Cost Report – This report is based upon the 
Surveyor’s judgement at the point the stock condition survey for each property is 
undertaken. It is important to note, however, that where building elements have 
already reached the end of their lifecycle (i.e. the lifecycles which are held within 
Codeman), the surveyor can only extend that lifecycle by up to 5 years, on the 
basis that predicting condition beyond 5 years is unrealistic. It is inevitable, 
therefore, that JIT cost reports include a “spike” in expenditure requirements 
within years 1-5.
 Expected Cost Report – This report is based solely upon the lifecycles for 

each building element held within Codeman. For example, a kitchen lifecycle is 
currently shown as 20 years within Codeman, so as soon as a kitchen reaches 
the end of that lifecycle, a cost is shown for its replacement in the relevant year. 
This cost report includes a high level backlog maintenance requirement due to 
the lack of influence a surveyor’s judgement has in this case.

At October 2011, the “baseline” investment requirements for the next 30 years for each 
of these report types was as follows:

 JIT Costs - £134,825,440, of which the backlog maintenance requirement is 
£365,624

 Expected Costs - £133,391,694, of which the backlog maintenance requirement 
is £25,895,589

For the purposes of the HRA 30 Year Business Plan, the JIT cost reports are believed to 
be more realistic given the ability to manoeuvre element replacement dates based upon 
their actual condition as opposed to a theoretical condition.

2.10 Asbestos

Imports of asbestos to the UK were at their highest between 1955 and 1980. Because of 
the age of the Council’s housing stock, and the dates when modernisation work has 
been undertaken, it is inevitable that some asbestos containing materials (ACMs) are 
present within the stock.

Within the last few years, a number of properties have been identified where asbestos 
containing debris has been identified within the roof spaces, resulting from historic re-
roofing work carried out where old asbestos containing roof slates were replaced with 
other materials. This issue has highlighted the significance of asbestos within the 
housing stock and the potential risks it poses to the Council, our tenants, employees and 
contractors. In addition, recent prosecutions of two nearby local authorities in respect of 
working on asbestos within their housing stock have also raised the profile of this.

The Corporate Asbestos policy is currently under review, but will have an impact upon 
the operation of the housing stock for the future. The publication of HSG264 “Asbestos:
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The Survey Guide” in 2010 included amendments to asbestos survey requirements 
which fall under the Control of Asbestos Regulations (CAR) 2006. In addition, further 
revisions to CAR 2006 are planned for April 2012 which are likely to increase the 
requirements upon landlords for asbestos related activity which falls under the 
requirements of CAR 2006. The other major consideration for the housing stock is when 
it becomes a “place of work” – i.e. where we arrange for work to be undertaken within a 
property either by an employee or a contractor. This introduces additional duties in 
respect of the Health & Safety at Work Act and the Construction Design & Management 
Regulations (CDM).

Prior to “major works” which are likely to disturb the building fabric, we are required 
(under both CDM and HSG264) to provide full details of the presence or otherwise of 
asbestos containing materials in the vicinity of the planned work area. In these 
circumstances, HSG264 requires a “Refurbishment & Demolition” survey to be 
undertaken, which involves breaking through parts of the building fabric to identify any 
asbestos containing materials – concealed or otherwise. Using the kitchen and 
bathroom programme as an example, a “Refurbishment & Demolition” survey is 
undertaken within the kitchen and bathroom, and a “Management” survey (which is 
similar to the R&D survey, but excludes any intrusive surveying techniques) is 
completed for the remainder of the dwelling. This ensures our duties under CDM and 
HSG264 are complied with. However, this approach does not provide the fully detailed 
information necessary to establish the presence, or otherwise, of asbestos containing 
materials within the whole dwelling. Consequently, if a replacement central heating 
system (for example) is required in the same dwelling a few years after the kitchen and 
bathroom were replaced, a R&D survey would be required for those areas which were 
not surveyed to that extent prior to the kitchen and bathroom work. Due to the intrusive 
techniques used in a R&D survey and the risks this poses (since asbestos fibres can be 
released), it is not general practice to undertake these surveys across an entire dwelling 
while it is occupied. This results in the possible need for repeat surveys in the future.

The risks associated with asbestos are significant and can only be reduced to an 
acceptable level through appropriate management. This inevitably involves costs for 
surveying, removing and/or managing asbestos containing materials, so one option 
contained within appendix 1 is for an ongoing budget specifically for asbestos matters to 
be included within the 30 year business plan. Details of these costs are set out in 7.14, 
and have been developed on the basis of a full removal approach to asbestos within the 
housing stock, with removal work being conducted upon properties as they become 
void.

2.11 Aids & Adaptations

Aids and adaptations provided for tenants with disabilities fall into two main categories:

 Those with a cost below £1,000 which are subject to a recommendation from an 
Occupational Therapist – these works are undertaken by the Construction Services 
Unit who have an annual budget of £10,000 for this. This includes such works as 
fitting grab rails and providing a ramp to an entrance door
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 Those with a cost above £1,000, for which a Disabled Facilities Grant (DFG) may be 
payable

The Disabled Facilities Grant is available for a range of work that will help a disabled 
person remain in their home. 

Disabled Facilities Grants are awarded for essential adaptations to give a disabled 
person better freedom of movement around the home. This work includes: 

 widening doors or installing ramps 
 providing a specially adapted room in which it is safe to leave a disabled person 

unattended 
 installing a stair lift so there is better access to a bathroom, kitchen, or bedroom 
 installing a downstairs bathroom 
 improving or installing a heating system which is suitable for the disabled person 
 adapting heating or lighting controls so that they are easier to use by a disabled 

person 
 When a mandatory grant is available but the cost of the work exceeds the mandatory 

grant limit,

The Council will have to ensure that the work is: 

 necessary 
 appropriate 
 reasonable 
 practicable 
 feasible 

An Occupational Therapist is consulted to ensure the work is necessary and appropriate 
for the disabled person. The Council can refuse a grant if it believes the scheme does 
not fit these criteria.

The grant is means tested to ensure that those in the most need get the most help. 
This will be determined by the income and capital of: 

 the disabled person 
 the disabled person’s spouse or partner 

It will take into account: 

 a person's average weekly income 
 any savings above a set amount 

Some benefits, especially those that recognise a person's disability are not included. 
If the tenant’s resources are less than the assessed basic needs a full grant will be 
awarded.
If the tenant’s resources are more than the assessed needs, the tenant will be asked to 
make a contribution for some of the work costs and a grant will be awarded for the 
remainder of the costs.



SHDC HRA Asset Management Strategy - DRAFT

21

An annual budget of £375,000 is currently in place for DFGs awarded for work to 
Council owned dwellings.

2.12 Surplus Property

Surplus property within the HRA may take the form of land or buildings, or both. Land 
and buildings are, therefore, considered individually below.

Land

Where land held within the HRA is not believed to be suitable for other uses (see 7.12), 
it may be appropriate to consider its disposal – either by lease or by sale.

Historically, there has not been a pro-active programme of land disposals within the 
HRA. However, by not pro-actively identifying land which should be disposed of, the 
HRA potentially incurs extended levels of unnecessary expenditure and risk for 
maintaining potentially vulnerable (to fly tipping, infestation etc) land.

A small number of HRA sites which may be suitable for disposal were identified in 2010, 
and valuations sought. Valuation figures were provided on the basis of the land as it 
stood, including a number of assumptions, and for the land with the benefit of outline 
planning permission. However, as a local authority, the Council is unable to obtain 
planning permission for land under its ownership and sell the land with the benefit of that 
permission (planning applications by local authorities are governed by the Town & 
Country Planning General Regulations 1992. Regulation 9, which restricts planning 
permission from running with land in certain circumstances, is specifically intended to 
prevent unimplemented planning permissions granted by a local authority to that local 
authority from passing to other parties). Our Legal team have suggested that, instead of 
SHDC applying for planning permission prior to sale of that land, a more appropriate 
route would be to offer the land for sale at a figure which takes possible planning 
permission into account, with the sale agreement to be conditional upon the purchaser 
successfully obtaining planning permission.

The site details and valuations are as detailed below. It should be noted that two of the 
sites listed are included within the provisional new build programme, as shown in 3.2. 
These sites are believed to have potential both for development and for disposal by sale 
and are, consequently, included in both sections.

It is suggested that a full review of the HRA land holdings should be undertaken to 
assess the suitability of each piece of land for different purposes.

Buildings

The Council’s Corporate Land and Property Policy aims to “maximise and support the
affordable housing programme through the new local housing company” (South Holland 
Homes), and “to support strategic business development opportunities”. The policy 
focuses primarily upon Council owned land (both HRA and General Fund), and does not 
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consider buildings closely. It is likely, therefore, that a HRA specific “Disposal Policy” will 
be required as the HRA reforms take effect and result in a more business like approach 
to operating the housing service. 

The policy would need to take account of:

 Properties which no longer meet the requirements/priorities of the service
 Properties which require significant investment prior to re-letting. For example:

o Structural repair work
o Major modernisation work

 Properties which are of non-standard construction and therefore may, in time, require 
major repair/improvement work (i.e. any non-traditional dwellings – section 2.6)

 Properties which are hard to let
 Properties which do not provide a sufficient yield (i.e. taking into account the income 

the property delivers, the costs for maintenance/improvement work and the value of 
the property)

 Properties which have a regular high turnover of tenancies

The policy would reflect any buildings within the HRA, including dwellings, garages, 
community rooms, guest rooms etc.
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Site Assumptions in Valuation Assumption 
for Planning 
Permission

Valuation 
without 
Planning 
Permission

Valuation 
with 
Planning 
Permission

Chappell Road, DSN 1. Main services available nearby                                         
2. Piled foundations would be required at £5k per dwelling                           
3. Surface water attenuation required at £1250                                          
4. Telegraph pole would need relocating at a cost of £2k

One pair of two 
bedroom semi-
detached 
houses

£28,000 £37,500

Wrights Lane, Sutton 
Bridge
(Note – also in 
provisional new build 
programme)

1. Main services available nearby                                                  
2. No adverse ground conditions                                                 
3. No contamination of the land                                                    
4. The two bedroom house to be an affordable home, discounted for 
sale at no more than 80% of MV

Terrace of two 
three bedroom 
houses and 
one two 
bedroom house 
which "turn the 
corner"

£40,000 £54,000

Brownlow Crescent, 
Pinchbeck

1. Main services available nearby                                                  
2. No adverse ground conditions                                                  
3. No contamination of the land                                           
4. No development permitted within 9 metres of the River Glen                                                                
5. Flood risk will be an important consideration

Two two 
bedroom first 
floor flats with 
garage/storage 
below

£26,000 £35,000

Broadway, Crowland 1. Main services available nearby                                                   
2. No adverse ground conditions                                                      
3. No contamination of the land                                              
4. Roof levels to be lowered compared with existing terrace                                                                  
5. The purchaser to pay a garden loss payment of £900 to the tenant 
of no. 51                                                                              
6. The Council would rearrange the right of way to the existing terrace 
at its own cost                                                             
7. The Council would divert the Anglian Water sewer at its own cost                                                                                       
8. The Council would reposition the electricity supply/meter to no. 51 
at its own cost                                                       
9. The Council would reposition the gas boiler/flue to no. 51 at its own 
cost                                                                     
10. The likely reduction in value of no. 51 as a result of the 
development has not been taken into account in this valuation

Two two 
bedroom 
terraced 
houses, 
adjacent to the 
existing terrace

£25,000 £34,000
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Site Assumptions in Valuation Assumption 
for Planning 
Permission

Valuation 
without 
Planning 
Permission

Valuation 
with 
Planning 
Permission

Fulney Lane, 
Spalding

1. Main services available nearby                                                    
2. No adverse ground conditions                                                     
3. No contamination of the land                                           

Pair of three 
bedroom semi-
detached 
houses

£26,000 £35,000

Belchmire Lane, 
Gosberton
(Note – also in 
provisional new build 
programme)

1. Main services available nearby                                                        
2. No adverse ground conditions                                                        
3. No contamination of the land                                           

Two three 
bedroom 
detached 
bungalows

£60,000 £80,000

Hall Hill Road, 
Holbeach

1. Main services available nearby                                                          
2. No adverse ground conditions                                                      
3. No contamination of the land                                            
4. Services crossing the site include drain, sewer, gas main and 
overhead electricity cables. An estimated £30k has been assumed to 
cover these costs                                        
5. Two rows of garages to be demolished       

Three two 
bedroom 
terrace houses, 
with one 
affordable 
house 
discounted for 
sale at no more 
than 80% of 
MV

£22,500 £30,000

Delgate Avenue, 
Weston

1. Main services available nearby                                                                
2. No adverse ground conditions                                                                
3. No contamination of the land                                           
4. The Council to divert an Anglian Water sewer crossing the site at 
its own cost                                                              
5. The site has vehicular access onto Delgate Avenue

One three 
bedroom 
detached 
house

£18,750 £25,000
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3.0 FUTURE NEW BUILD PROGRAMME

3.1 Land Availability

Since 2006, the Council has undertaken a programme of “new build” – i.e. the 
construction of new dwellings. Initially, this was undertaken directly by the Council, with 
22 dwellings being built (all of which are held within the General Fund), funded by s106 
agreement money. More recently, the establishment of South Holland Homes enabled 
six dwellings to be constructed, partly funded through a grant from the Homes and 
Communities Agency. All of these dwellings have been constructed on land already 
owned by SHDC (in the case of South Holland Homes, the land was transferred from 
the Council to the company).

The schemes referred to above were constructed on land previously used for a number 
of different purposes, as follows:

Site No of 
Dwellings 
Constructed

Ownership Previous Land Use

Severn Road, 
Spalding

2 SHDC Open space

High Street, 
Gosberton

2 SHDC Vacant land (laid to grass)

Lansdowne Court, 
Spalding

6 SHDC Communal clothes drying 
areas as part of flat complex

Glen Avenue, 
Pinchbeck

4 SHDC Open space

Thames Road, 
Spalding

3 SHDC Car parking area

Baulkins Drove, 
Sutton St James

3 SHDC Former garden land attached 
to SHDC owned dwelling

Delgate Avenue, 
Weston

2 SHDC SHDC garage site

Coronation 
Avenue, Deeping 
St Nicholas

2 South Holland 
Homes

2 areas of former garden 
land attached to SHDC 
owned dwellings

Drawdyke, Tydd 
St Mary

4 South Holland 
Homes

Former garden land attached 
to SHDC dwelling

SHDC’s existing HRA land holdings broadly fall into the following 3 categories:

a) Vacant land under SHDC ownership and control

During the void period, any properties which have gardens which may be suitable for 
future development are considered and, if appropriate, the garden size is reduced prior 
to re-letting. This process has been in place for a few years and has, so far, provided 
land for 9 dwellings which have been constructed to date, as well as a number of 
additional plots which may be developed in the future.
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In terms of vacant land currently held by the Council, this includes land which is:

 Immediately viable for development
 Potentially viable for development with further land acquisition
 Not viable for development
 Viable for redevelopment (including demolition where necessary)

A summary of the main HRA land holdings currently vacant, available and potentially 
suitable for development is shown below. 
Town Site Name Description
Crowland Millfield Gardens Former garden land (acquired 

during void period)
Long Sutton Spring Gardens Vacant land
Lutton Puddingpoke Lane Former garden land and 

garage site
Spalding Parkside Crescent Former railway land
Surfleet Coalbeach Lane Vacant land
Sutton Bridge Wrights Lane Former garden land
Weston Small Drove 2 areas of former garden land 

(acquired during void period)
Whaplode Drove Broadgate Former garden land (acquired 

during void period)

Initial investigations would suggest that these pieces of land could provide sufficient 
capacity for up to 52 dwellings to be constructed.

b) Occupied land under SHDC ownership

Across the HRA stock, there is land which is currently occupied but may be suitable for 
redevelopment. 

There are some existing housing sites which present opportunities for redevelopment. In 
particular, some of the sites with post-war prefabricated bungalows were developed to 
such a low density that demolition and redevelopment is a real possibility. There are two 
sites within the district which may be viable for this type of redevelopment, each of which 
currently accommodates 10 dwellings, but has sufficient space for up to 30-40 dwellings 
to be constructed, assuming the existing bungalows were demolished.

The Council also owns a number of garage sites which could be redeveloped for 
housing. Some of the garage sites involve complications which could have an impact 
upon future redevelopment of the land for housing, and these must be considered in any 
feasibility exercise. These may include:

 The presence of service pipes/cables under or over the land – these would require 
moving, often at significant cost, before any development work could take place
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 The presence of drainage dykes close to the land – local Internal Drainage Board 
byelaws as well as Building Regulations often prohibit construction within certain 
distances of dykes, so these can often compromise the site’s development potential

 Poor access from the highway – many of our garage sites are accessed by narrow 
driveways which would be unsuitable for access to a housing site. In some cases, 
there is potential to widen the access through using (and sometimes acquiring) 
adjacent land, but this is not possible in all cases

c) Land under SHDC ownership but forming part of tenancies (i.e. dwellings with 
gardens of sufficient size for development, but where that land forms part of the 
current tenancy agreement)

From time to time we have taken opportunities to negotiate with our tenants to amend 
their tenancy agreements by reducing their garden size in exchange for a “garden loss 
payment”. To date, this has mostly taken place where the garden land has been 
purchased by another party from the Council, but this route is available for “acquisition” 
of land for future development by the Council. The garden loss payment principle was 
approved by the Housing Services Committee many years ago, and the rate payable 
increases in line with inflation each year. The current garden loss payment rate is 
around £950 to £1,000.

In addition to the Council’s own land holdings, any significant programme of new build 
housing will require an ongoing acquisition programme in order to develop a sustainable 
land bank.

3.2 Indicative Programme

The HRA refinancing presents an opportunity for SHDC to invest in building new 
dwellings, particularly given the level of surpluses predicted, which could fund an 
ongoing programme of development. In addition, the South Holland Tenants’ Group 
have specifically requested that the Council considers a programme of new build to 
provide:

 Homes for families; and
 Homes for single people

An indicative 5 year programme has been drafted, and this assumes that only SHDC 
owned land would be used for development, and that no external grant funding 
(including s106 funding) would be used for the development costs. The predicted 
surplus used for this programme is based upon baseline figures (i.e. no additional 
borrowing against headroom), and were revised by Sector in early February 2012. The 
indicative programme is shown in the table below.
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Year Predicted 
Surplus 
For Year

Assumed 
Build Cost 
per 
Dwelling 
(inc fees)

Total No of 
Dwellings to 
be 
Constructed

Total 
Costs

Site Details

2012/13 £1,127,000 £85,000 2 £170,000 Puddingpoke Lane, Lutton (2)

2013/14 £819,000 £85,000 4 £340,000 Millfield Gardens, Crowland (2),
Broadgate, Whaplode Drove (2)

2014/15 £238,000 £85,000 4 £340,000 Coalbeach Lane, Surfleet (4)

2015/16 £603,000 £85,000 3 £255,000 Wrights Lane, Sutton Bridge (2 to 3)  

2016/17 £834,000 £85,000 2 £170,000 Belchmire Lane, Gosberton (2)

3.3 Implications of New Build Programme

In order that a new build programme can be both achievable and sustainable for the 
future, 3 key elements are required:

 Funding
 Land to develop
 Team skills and capacity to deliver

The current indications from Sector suggest that adequate funding would be available to 
support an ongoing new build programme.

The Council does not have a substantial land bank to support an ongoing new build 
programme. Therefore, whilst a programme for the next 5 years could be achieved with 
current land holdings, acquisition of additional land will become necessary within the first 
5 years to support the development programme beyond that time.

Much of the new build work carried out by the Council and South Holland Homes to date 
has been undertaken by the Property Services (HRA) team. The work involved is often 
time consuming and specialised and it is likely that an ongoing new build programme 
would necessitate the creation of additional capacity. Skills in negotiating land purchase 
agreements would also become necessary to increase the Council’s land bank, so a 
small development “team” may be most suited to delivering all aspects of the new build 
programme.
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4.0 CURRENT TEAM STRUCTURE

P/T 
Administrative 

Assistant

Property 
Assessor 

General Manager (CSU) Property Asset Manager 
(HRA)

Response and Voids 
Maintenance

Officer 

Response and Voids 
Maintenance

Officer

Works 
Planner/Procurement

Compliance and 
Performance Manager

Administrative 
Assistant

Property 
Assessor 

Property 
Assessor 

Property 
Assessor 

Property 
Surveyor 

Asst Property 
Surveyor 

Asst Property 
Surveyor

Carpenter x 3
Plumbers x 5
CH-Electrician x 1
Electrician x 1
Bricklayers x 4
Roofer x 1
Labourer x 1

Carpenter x 2
Plumbers x 2
Electricians x 1
Bricklayers x 2
Clearance x 2

Solid Fuel x 2
Concreting x 2

Work Planner/Admin  

P/T Admin   

P/T Cleaner 
Short Street  

Property 
Assessor 

Construction Services Unit (CSU)

Housing Manager 

Tenant Liaison 
Officer

Property Services
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The Property Services and Construction Services Unit teams were re-structured in May 
2011, with part of the aim of the new structure being to improve data relating to the 
Council’s housing stock.

The Construction Services Unit is intended to act as a contractor for the Council, 
undertaking responsive repair work and some cyclical/planned maintenance work for the 
housing stock.

The Property Services team undertake the Council’s “Client” function, procuring work, 
supervising and monitoring contractors, and planning investment needs for the future.

The team is divided into two distinct parts – a team overseen by the Compliance & 
Performance Manager, and a team overseen by the Property Surveyor.

The Compliance & Performance Manager’s team is responsible for all inspections and 
surveys to be undertaken on the housing stock, and this includes the following:

 Void property inspections
 Pre/Post repair inspections
 Stock condition survey inspections
 Housing Health & Safety Rating System (HHSRS) survey inspections
 Surveys for Energy Performance Certificates (EPCs)
 Inspections of roadways, garage plots, vacant land and sewage treatment works

The team also maintains the Codeman asset management software system, ensuring 
accurate data is held for the service.

The Property Surveyor’s team is responsible for procuring and undertaking all planned 
and cyclical maintenance work, including the following:

 Preparing designs for works schemes and documents necessary to obtain 
tenders for planned/cyclical maintenance contracts

 Procurement of contracts
 Monitoring and supervision of all planned/cyclical maintenance work
 Payment of contractors
 All design/drawing related work
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5.0 TENANT ASPIRATIONS

The South Holland Tenants’ Group represent our tenants and two representatives of the 
group, Mrs Julia Richardson and Mr Nigel Meiklejohn, are also members of the HRA 
Reforms Steering Group.

The South Holland Tenants Group have discussed tenant aspirations which will need to 
be taken into account in the shaping of the housing service beyond the introduction of 
self-financing. These aspirations include some which would have an impact upon the 
future management of the assets and long term business planning. The items raised 
specifically were as follows:

 A minimum of 2 tenant representatives upon the HRA Board (once self-financing has 
been implemented)

 Tenant representatives to be present on repairs panels
 Tenant representatives to be present on contractor performance and selection panels
 Void properties to be redecorated internally prior to re-letting
 A choice of kitchen fitments and decoration to be provided for all kitchen 

refurbishments
 New fencing to be provided to properties for security and privacy
 Energy efficiency improvements to be provided to dwellings
 Support for young and vulnerable tenants
 Estate-wide improvements – e.g. fencing, common areas
 Introduction of a gardening and decorating scheme
 Construction of new housing – specifically:

a) Homes for families
b) Homes for single people

The aspirational items above which would carry a cost are considered in section 7.0 –
Future Investment Options.
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6.0 CURRENT WORK PROGRAMMES

6.1 Capital Programme

The HRA capital programme includes all major improvement work to the housing stock. 
The programme currently includes a number of different work schemes, and it is 
important to clarify what each scheme includes. The following sets out the content of 
work types for each of the following:

1. Kitchens & Bathrooms
2. Re-roofing
3. Sewage Treatment Works refurbishments
4. Central Heating upgrades
5. External Door replacements
6. Community Rooms
7. External Wall Insulation

All work programmes are subject to tenant refusals.

1. Kitchens & Bathrooms

Kitchens and bathrooms are currently replaced together, unless one or other is in good 
condition and has not yet reached the end of its intended lifecycle. Although we aim to 
replace kitchens on a 20 year cycle and bathrooms on a 25 year cycle, our current 
maintenance backlog level (around £5.5M for kitchens and bathrooms, if following the 
“Expected Costs” report referred to in 2.9) means that we are yet to achieve a 
replacement cycle to match. Once the backlog has been cleared, it would become 
necessary to adapt the replacement programme so that kitchens and bathrooms are 
replaced independently.

Typical new kitchen
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Kitchen and bathroom refurbishments include the following work:

 Demolition & Refurbishment asbestos survey of the property prior to works 
commencing

 Removal of any asbestos containing materials necessary to undertake the work
 Reconfiguration of kitchen/bathroom layout where necessary, including 

associated structural alteration work
 Removal of pantries where applicable
 Replacement of kitchen units, worktops, wall tiles
 Replacement of all sanitaryware, including w.c., wash hand basin, bath/shower 

tray
 Provision of an electric shower and shower tray to all bungalows (at no charge)
 Provision of an electric shower over the bath to any houses/flats where the tenant

requests this (provision of shower is chargeable to the tenant)
 Replacement of floor coverings, redecoration, artex and coving to the ceilings to 

both rooms
 Full electrical upgrade to the whole dwelling to current standards (currently 17th

Edition of the IEE Wiring Regulations)
 Replacement of any existing lead water mains with new plastic pipework
 Relocation of gas/electricity meters where necessary to undertake the work
 Re-hanging of bathroom door to open outwards on all bungalows (to prevent 

trapping of individuals within the bathroom in the event of slipping/falling)
 Provision of grab rails where necessary within bathrooms

2. Re-Roofing

Re-roofing is currently undertaken based upon the following lifecycles, determined by 
the roof covering material used:

 Profiled metal sheeting – 35 Years
 Synthetic Slates – 50 Years
 Concrete Tiles – 60 Years
 Clay Tiles – 65 Years
 Natural Slates – 80 Years

In addition to these lifecycles, work programmes may be adapted to reflect the condition 
and integrity of the roof covering. In some cases, the underlay (roofing felt) has failed 
substantially before the roof covering itself is due for replacement. This has resulted in 
the roof leaking and a need to bring the replacement of the roof forward within the 
programme. However, this is not a reflection of the general condition of the roof 
coverings, most of which achieve and exceed the anticipated lifecycles.
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Typical new roof

The re-roofing programme includes the following work:

 Asbestos sampling of soffit boards and any other suspected asbestos containing 
materials prior to work commencing

 Removal of any asbestos containing materials necessary to undertake the work
 Removal of existing pitched roof coverings, flashings, tile battens, underlay, 

rainwater goods, fascia boards, soffit boards and barge boards
 Fitting of new white PVCu fascia boards and soffits boards and black PVC 

rainwater goods
 Fitting of new breathable underlay, battens, tiles/slates, flashings, roof vents
 New tiles/slates to either match existing (if necessary, e.g. where adjoining a 

private dwelling, or where natural slates have been removed) or to be concrete
interlocking tiles as default

 Removal of chimneys to below roof level where flues are redundant as a result of 
the removal of gas/solid fuel heating appliances

 Re-pointing of chimneys
 Inspection and remedial work to fire walls within roof spaces, constructing these 

where necessary, and ensuring a suitable fire break between adjoining properties

3. Sewage Treatment Works refurbishments

The Council’s sewage treatment plants are intended to primarily serve Council owned 
dwellings where no public sewer networks exist. In addition, some sites serve privately 
owned dwellings either where former Council homes have been sold through the Right 
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To Buy, or where the Council has given consent for private homes to be connected. A 
total of 1,058 dwellings are connected to the sites, of which 600 (57%) are Council 
owned, and 458 (43%) are privately owned.

The sewage plant we operate includes:

 Sewage plants to serve individual dwellings
 Sewage pumping stations
 Sewage treatment works for multiple dwellings

Typical sewage treatment works site

Depending upon the size of the plant, its location, and the watercourse the plant 
discharges into, we are bound by the requirements of the discharge consent issued by 
the Environment Agency, which can be either descriptive or numeric. Descriptive 
consents simply state that any discharge/effluent must be clean. Numeric consents 
specify chemical content levels (usually relating to BOD – Biological Oxygen Demand, 
Suspended Solids and Ammonia) which are permitted and, above which, may result in 
prosecution for non-compliant discharge. The need for maintaining our sewage plants is, 
therefore, of high importance.

All of our sewage treatment works sites are included within a maintenance agreement 
which includes day to day repairs of the plants. In addition, we operate the investment 
programme where we replace plants or major parts of them each year, to ensure they 
will continue to operate effectively in the future, minimising the Council’s risks of 
prosecution.

The financial cost associated with operating the Council’s sewage treatment works in 
2009/10 was £427,073. However, a total of £264,630.56 was recovered as income from 
both Council tenants and private homeowners for this service. Therefore, the operation 
of the sewage treatment works sites is costing the Council over £160,000 per year. The 
main reason for this is the way in which the service is charged, keeping costs in line with 
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those Anglian Water would impose if they operated a public sewer in these locations. 
However, the ongoing cost of delivering this service at a loss is not sustainable and 
should be considered for the future. A proposal has been put forward to increase the 
charges on a “stepped increase” basis to reach a point where full cost recovery can be 
achieved. 

4. Central Heating Upgrades

Central heating systems may be replaced at differing times, dependent upon the type of 
work required. Historically, boiler replacement programme have been undertaken, where 
just the boilers have been replaced. However, owing to both the Decent Homes 
Standard and changes to Building Regulations, we are currently undertaking upgrades 
as almost complete replacement systems.

Central heating systems within the housing stock include the following (where the 
number of dwellings with each system present is known, it is shown in brackets):

 Gas systems (3,019)
o Back boilers (1,193)
o Warm air units (214)
o Wall mounted boilers (1,612)

 Electric systems
o Electric boilers
o Electric storage heaters

 Oil systems (15)
o Boilers (15)

 Solid Fuel systems
o Open fire and back boiler
o Room heater and back boiler

 Renewable systems (7)
o Air source heat pumps (7)

 LPG (Liquefied Petroleum Gas)
o Boilers

3,019 of the Council’s dwellings have gas central heating systems present, with the 
remainder being fairly equally served by electric systems and solid fuel systems. We 
have also installed 7 air source heat pumps within the last 2 years as a pilot scheme to 
explore the benefits of the systems in terms of both running costs and 
operation/maintenance of the systems. Initial indications have been relatively positive, 
but further monitoring is required to build up a true picture of this. We are also exploring 
the use of ground source heat pumps which, whilst more expensive to install than air 
source systems, involve much lower running costs. The Government’s “Green Deal” also 
addresses the use of renewable heating systems, and it is likely that, through installing 
ground source heat pump systems (but not air source at the current time), we may be 
eligible for additional grant funding which would make the installations much more cost-
effective. This is being explored further at this time.
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In addition to the replacement of heating systems of the same or similar type, we also 
seek to improve the energy efficiency of the housing stock by using more suitable 
heating sources where this is possible. For example, during the 1980s, a large 
programme of installing electric storage heaters to our sheltered bungalows was 
undertaken. This was a perfectly acceptable system at the time, and was selected partly 
because there may have been no gas present nearby, and partly because the systems 
were seen to be easy and safe for the tenants to use. However, over the last 3 years or 
so, we have identified many sites where these electric storage heater systems are 
present, yet there is mains gas available nearby. The storage heaters now cost a 
significant amount to operate and lack the controllability of other true “central” heating 
systems. Consequently, we are installing gas central heating systems into these 
properties on a planned basis. Through this work, we seek to improve the quality of life 
for our tenants and to reduce the risk of them being placed into a position of fuel 
poverty.

Where possible during central heating upgrade work, we aim to remove gas fires. The 
benefits of doing so include:

 Removing the cost of servicing and maintaining an additional gas appliance
 Removing the cost of maintaining an additional gas flue, and providing us with the 

opportunity to remove redundant chimneys during future re-roofing programmes

Where gas fires are removed, tenants are provided with a choice of electric fire suites 
which include a decorative fuel-effect fire, marble effect back panel and hearth and a 
timber surround. The electric fire suites have proved very popular since their introduction 
a few years ago and have acted as a good incentive for tenants to agree to the removal 
of their gas fires.

Typical electric fire suite

All of our gas appliances are tested and serviced every 12 months, in accordance with 
gas safety legislation. Our solid fuel appliances are also tested and serviced on a similar 
basis.
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5. External Door Replacements

In 2004, we started a programme of replacing entrance doors to all Council owned 
dwellings. This work was highlighted by our tenants through the housing stock options 
appraisal process in 2004, and it was agreed that we would begin a programme of door 
replacement work.

The work involves the removal of the existing doors, frames and side screens, and 
replacement with new PVCu frames and side screens, and new composite doors. The 
doors themselves have an inner and outer skin of plastic and an inner core of high 
efficiency foam to provide high levels of thermal insulation. The doors offer high levels of 
security with multi-point locking and viewers fitted to all new front doors.

The programme of work will come to an end during 2011/12, at which point all entrance 
doors will have been replaced.

6. Community Rooms

The Council owns 14 community rooms within the Housing Revenue Account, across 
the district. The rooms are present only on some of our sheltered housing sites, and 
offer a place for residents to meet to take part in activities and events. In recent years, 
some of the community rooms have incorporated office spaces for Scheme Managers to 
work from, having access to IT facilities and filing.

Since 2001 most of the community rooms have been refurbished with some having 
extensions provided to address issues where the rooms serve sites with a higher 
population than the room can accommodate. At September 2011, there are 5 
community rooms awaiting refurbishment work, with 2 being completed during the 
2011/12 year, and the remaining 3 in 2012/13.

Typical refurbished Community Room



SHDC HRA Asset Management Strategy - DRAFT

39

7. External Wall Insulation

The Council’s housing stock includes 208 houses with some form of “solid wall” 
construction – i.e. no cavity is present. These include houses with solid walls to the first 
floor only (generally with an external render finish to the first floor), and those with 
complete solid walls.

These properties are difficult to insulate given the absence of a cavity, meaning there 
are two options of providing wall insulation:

 Insulating to the internal walls and “dry-lining” internally. This is difficult to 
undertake in an occupied property, as anything fixed to the walls inside the 
property must be removed and re-fitted, and results in room sizes reducing by the 
thickness of the wall insulation and plasterboard finish.

 Applying an external wall insulation, where insulation boards are fixed to the 
exterior wall, and a render finish is applied on top.

Both approaches have been tried, but the external wall insulation is the easier option to 
install, more cost effective, and involves less disturbance for our tenants. For this 
reason, we have undertaken some external wall insulation programmes, and have a 
further two years of this programme to run.

The work includes:

 Removal of existing fascia/soffit boards and rainwater goods
 Removal of soil pipework, meter boxes, SKY dishes, TV aerials and other fittings 

fixed to the exterior walls
 Fitting of new white PVCu fascias and soffits
 Fitting of insulation boards to the external area of the solid wall, and applying a 

render finish
 Extending drain connections and utility connections to take into account the 

additional wall thickness
 Fitting of new rainwater goods, soil pipework, and fitting appropriate fixing points 

for SKY dishes, TV aerials and other fittings

The work provides benefits in terms of improving the insulation of the houses, as well 
as often enhancing the external appearance.
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Typical property with External Wall Insulation

6.2 Cyclical Maintenance

This involves planned maintenance work carried out on a cycle to maintain elements to 
prolong their life to prevent replacement becoming necessary for as long as possible. 
The cyclical maintenance programme includes:

1. External painting and repairs
2. External concrete and brickwork repairs (referred to as “General Repairs”)
3. Electrical upgrades and smoke alarm replacements
4. Gas servicing (including associated repairs and/or replacement of boilers)
5. Communal TV aerial maintenance
6. Grounds maintenance
7. Footpath and roadway maintenance

In addition, budgets are also held for asbestos surveys, electrical inspections and for 
“one-off” structural repairs.

1. External painting and repairs

The external painting and repairs programme currently operates on a planned cycle, 
meaning each dwelling has the exterior painted elements re-painted every 7 years. 

The widespread fitting of PVCu elements in recent years (including windows, doors, 
fascias and soffits) has resulted in the painting content of the programme reducing 
significantly. This has, however, been replaced by the cleaning of these plastic 
elements to ensure they remain in good condition.
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2. External concrete and brickwork repairs

This programme includes replacement of sections of concrete footpaths, re-pointing of 
brickwork and re-construction of brick walls where necessary. The programme operates 
on a 10 year cycle.

3. Electrical upgrades and smoke alarm replacements

The electrical upgrade programme is intended to address issues identified through 
electrical inspection work, generally resulting from work to void properties. The upgrade 
work may include replacing consumer units, replacing switches and sockets fronts or, in 
extreme cases, a full rewire of the dwelling.

Smoke alarms are replaced on a 10 year cycle to ensure they remain operational and
safe. All smoke alarms are mains-powered. Within any sheltered housing sites, the 
smoke alarms are linked to the alarm system, and so the replacement of those smoke 
alarms is undertaken separately to other dwellings, since it forms part of the alarm 
system contract.

4. Gas servicing

As a landlord, the Council has a statutory duty to test all gas appliances within the 
housing stock every 12 months. At the same time as the testing of the appliances, a 
service is also carried out to ensure the appliance will continue to operate for as long as 
possible.

The gas servicing contract also includes a responsive repair service for any faults with 
the gas appliances, and information relating to these repairs is used to inform the 
central heating upgrade capital programme – for example, where a particular model of 
boiler is found to be defective, or where parts for boilers can no longer be sourced.

The gas servicing contract also includes a boiler renewal budget for the replacement of 
boilers which break down and, for whatever reason, cannot be repaired.

5. Communal TV aerial maintenance

Approximately 1,000 of the Council’s dwellings are connected to a communal TV aerial 
system, which the Council owns and maintains. The majority of the dwellings 
connected are on sheltered housing sites.

In 2009/10 the original communal aerial system was replaced to ensure the system was 
suitable ahead of “digital switchover”. The new system includes a number of switches, 
amplifiers and other electrical components which, from time to time, can fail. For this 
reason, a budget is in place for the ongoing maintenance of these systems.
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6. Grounds maintenance

In order to provide suitable development sites for the future, some vacant land is held 
and requires ongoing maintenance. The grounds maintenance budget is used solely for 
land intended to be developed in the future to clear vegetation on a cyclical basis, and 
for the removal of any fly-tipped waste.

7. Footpath and roadway maintenance

The Council is responsible for a number of roadways and footpaths on housing sites, 
which are maintained on a cyclical and/or responsive basis. 

Over the last few years, a number of footpaths have been transferred to Lincolnshire 
County Council, the local Highway authority, following the legal case of Gulliksen v 
Pembrokeshire County Council (2002) which established that a footpath on a Council 
estate built under Part V of the Housing Act 1957 was a highway maintainable at public 
expense and was, therefore, covered by the provisions of the Highways Act 1980. 

Whilst this has reduced the number of footpaths and roadways owned by the Council, 
there remain a significant number which require ongoing maintenance. A review of the 
remaining footpaths and roadways is recommended to ensure all those which should 
pass over to the highway authority under the Gulliksen ruling are completed.

6.3 Responsive and Void Maintenance

Responsive and void maintenance work is carried out by the Council’s Construction 
Services Unit. Each year, there are approximately 11,000 responsive repairs carried 
out and around 300 void properties which have work carried out prior to re-let.

The void standard is currently being reviewed to provide our tenants with a much 
clearer indication of what they should expect when they enter into a new tenancy on 
one of the Council’s properties.
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7.0 FUTURE INVESTMENT OPTIONS

The HRA reforms present an opportunity to reconsider the direction of future 
investment, given the likelihood that the reforms will be financially beneficial, over time, 
to the Council’s housing service. In addition, practices will need to be continuously 
reviewed to ensure they remain current, appropriate and provide value for money.

Current future investment considerations include the following:

a) Enhancing the major works programme by reducing lifecycles for some building 
elements – for example, reducing the replacement lifecycle for bathrooms to 20 
years, to be in line with the kitchen replacement lifecycle, enabling simultaneous 
replacement into the future

b) Reducing costs by extending the replacement lifecycles for some building 
elements, where it is appropriate to do so

c) Introducing the scheduled replacement of some building components which do 
not already form part of planned maintenance programmes – i.e. those which are 
currently only replaced responsively – for example, flat roofs

d) Providing new fencing to properties (following a request for the introduction of this 
from the South Holland Tenants’ Group)

e) Redecoration of all void properties prior to re-letting (following a request from the 
South Holland Tenants’ Group)

f) Energy efficiency improvements (following a request from the South Holland 
Tenants’ Group)

g) Estate-wide improvements – e.g. fencing and improvements to common areas 
(following a request from the South Holland Tenants’ Group)

h) Construction of new housing – specifically homes for families and homes for 
single people (following a request from the South Holland Tenants’ Group)

i) Installation of solar PV (photovoltaic) panels to the housing stock

j) Car parking to housing sites

k) The future of garage provision

l) Redevelopment of sites for housing or other uses

m) Review of sewage charges

n) Pro-active removal of asbestos containing materials from Council dwellings
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These are considered below.

7.1 Reducing lifecycles for some building elements

Provided any amendments to building element lifecycles do not result in contravention 
of the Decent Homes Standard, the Council is able to make changes to the lifecycles of 
any building elements which it feels are suitable.

A summary of the current lifecycles for the main building elements being used is shown 
below:
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EXTERNAL BUILDING ELEMENTS INTERNAL BUILDING ELEMENTS

Element Option Life Cycle Element Option Life Cycle

PITCHED ROOF Clay 65 KITCHEN House 20

PITCHED ROOF Other/Profiled metal sheeting 35 KITCHEN Bungalow 20

PITCHED ROOF Synthetic slates 50 KITCHEN Flat 20

PITCHED ROOF Concrete tiles 60 KITCHEN Maisonette 20

PITCHED ROOF Natural slates 80 BATHROOM Maisonette 25

FLAT ROOFS Other specialist 40 BATHROOM House 25

FLAT ROOFS Felt 15 BATHROOM Flat 25

FLAT ROOFS Asphalt 30 BATHROOM Bungalow 25

FLAT ROOFS Corrugated cement sheeting 20 REWIRE Maisonette 25

CHIMNEY Re-render chimney 40 REWIRE Flat 25

CHIMNEY Re build chimney 80 REWIRE House 25

CHIMNEY Re-point chimney 40 REWIRE Bungalow 25

RAINWATER GOODS Gutters/downpipes 30 SMOKE DETECTOR House 10

RAINWATER GOODS Finlock gutters 15 SMOKE DETECTOR Flat 10

FASCIA/SOFFIT/BARGEBOARD Asbestos cement 30 SMOKE DETECTOR Maisonette 10

FASCIA/SOFFIT/BARGEBOARD All types except asbestos cement 30 SMOKE DETECTOR Bungalow 10

WINDOWS PVCU 30 HEATING SYSTEM (EXCL. BOILER) Radiator heating 30

WINDOWS Timber painted stained 30 HEATING SYSTEM (EXCL. BOILER) Electric storage heating 30

WINDOWS Metal/Aluminium 30 HEATING SYSTEM (EXCL. BOILER) Warm air system 20

EXTERNAL DOORS External Store doors 20 HEATING SYSTEM (EXCL. BOILER) Other 20

EXTERNAL DOORS Front/Back PVCU Composite 30 BOILER None 0

EXTERNAL DOORS Front Timber 30 BOILER Solid Fuel 15

EXTERNAL DOORS Back Timber 30 BOILER Gas 15

WALL STRUCTURE Solid brick work 80 BOILER Oil 15

WALL STRUCTURE Brick block cavity 80 BOILER Air Source Heat Pump 20

WALL STRUCTURE Concrete 60 BOILER Electric Boiler 15

WALL STRUCTURE Timber cladding 60

WALL FINISH Render painted render 50

WALL FINISH Plastic cladding 30

WALL FINISH Timber cladding 30

WALL FINISH Pointed brickwork/stone work 55

WALL FINISH Other panelling 40

WALL FINISH Tile hanging 40
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The existing lifecycles reflect the requirements of the Decent Homes Standard and, in 
some cases, improve upon the minimum standards suggested. The implementation of 
the Council’s own “Decent Homes Plus” standard involves the reduction of some 
lifecycles – for example, kitchens and bathrooms.

Reducing any of the lifecycles would involve additional investment costs for the Council 
over the 30 year life of the business plan and beyond. As an example, reducing the 
bathroom lifecycles from 25 years to 20 years results in an additional investment 
requirement of £1,204,201 within years 21 to 25.

Further review is required to identify high volume and/or high cost responsive repair 
items which could be incorporated into future planned maintenance programmes.

7.2 Extending lifecycles for some building elements

Extending building element lifecycles would reduce planned investment costs, but 
increase the Council’s risk (of building element failure). For example, delaying the 
replacement of a roof until it starts to leak is achievable and realistic for one property in 
isolation, but for much higher numbers of properties, the risks of high volumes of 
simultaneous building element failures increase, resulting in higher demands being 
placed upon the responsive repairs service.

These risks are mitigated to some extent through ongoing stock condition surveys, 
where any element failure, either apparent or likely in the short term from that 
inspection, can be identified and remedial work planned. However, there remains a 
need to balance the financial benefits of extending lifecycles with the risks those 
revised lifecycles would introduce.

7.3 Introducing planned/cyclical maintenance for some building elements

The planned and cyclical maintenance programmes address most building elements 
within the housing stock. There are, however, some exceptions which could be 
considered for possible future inclusion where it is likely that a planned approach would 
represent better value for money and/or a better level of service than replacement on a 
responsive repair basis. Possible areas include:

 Flat roof replacement – these are currently replaced only on a responsive 
repair basis. Over the last year, 50 jobs have been completed to flat roofs 
as responsive repairs, with 5 patch repair jobs, and 45 full flat roof 
replacements

 Further pro-active replacement of electric heating systems and solid fuel 
central heating systems with alternative heat sources (i.e. gas where it is 
available or air/ground source heat pumps)

 Replacement of external store doors – these are currently replaced when 
necessary during the external painting and repairs programme, or as 
responsive repairs. However, new GRP (Glass Reinforced Plastic) doors 
could be installed through a replacement programme to remove all 
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remaining timber door elements. The costs for this would be £1,540,080 
based upon current prices, although this figure would probably reduce if 
one contract was tendered for this purpose, based upon the economies of 
scale involved

 Replacement of foul drains – these are currently replaced on a responsive 
basis, generally following either a drain collapse, or excessive repeat 
blockages. Pro-active replacement would be problematic, with drains 
generally laid within gardens and/or driveways

7.4 Provision of new fencing to properties

The South Holland Tenants’ Group (SHTG) have requested that consideration be given 
to providing new timber fencing to all dwellings (and to all boundaries which are the 
responsibility of each dwelling) to enhance security and privacy for tenants.

Historically, any new fencing provided to boundaries has been short (around 1 metre in 
height) with concrete posts and three strands of steel wire. Whilst it is clear that this type 
of fencing does not provide enhanced levels of privacy or security, it is a practical way in 
which boundaries have been delineated historically.

The request from SHTG is specifically for close-boarded timber fencing (6ft high where 
possible). An exercise has been undertaken to establish the likely costs associated with 
providing fencing of this type to all properties. For this exercise, the following 
assumptions have been made:

1. Average of 60 linear metres of fencing to each property 
2. Total of 3,785 dwellings (excludes some flats) which could require fencing 
3. 1800mm high close boarded timber fencing (pressure treated) with 
concrete posts and concrete gravel boards
4. Lifecycle of 15 years, with no planned maintenance in between
5. Installation programme spread over 5 years (this could be changed)
6. Replacement of timber elements at 15 years only, with replacement of 
concrete elements at 30 years

This exercise has provided total costs in years 1 to 5 of £11,335,000 (£2,267,000 each 
year). Years 16 to 20 incur total costs of £7,948,500 (£1,589,700 each year) for the 
replacement of the timber elements, and years 31 to 35 would incur a total cost similar 
to years 1 to 5, as this is the assumed time that the full extent of the fencing would 
require replacement.

7.5 Redecoration of all void properties

When a property becomes void (i.e. the previous tenant vacates the property), work is 
carried out in accordance with the Voids standard. Other than in exceptional 
circumstances, however, the standard does not include internal redecoration. Instead, 
the incoming tenant is supplied with a “decorating voucher”, the value of which is 
determined by the Property Assessor who inspects the property to establish the extent 
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of redecoration required. Rates per wall, room and dwelling are used to determine the 
final value of the voucher to be supplied.

Decorating vouchers can be used in a number of DIY shops across the district, and can 
be redeemed against paint, wallpaper, brushes etc. However, the vouchers cannot be 
used to employ the services of a decorator, should the tenant be unable to carry out the 
decoration work themselves. An annual budget of £75,000 is held by the Construction 
Services Unit for decorating vouchers for void properties (and in a small number of 
cases, for redecorating part/all of properties). In 2009/10, £54,000 was spent on 
decorating vouchers, with a further £2,245 on redecorating 3 void properties. In 2010/11, 
£40,000 was spent on decorating vouchers and a further £5,030 on redecorating a small 
number of properties.

In addition to the costs associated with decorating vouchers, some “rent free weeks” are 
granted to tenants to address issues and complaints associated with poor decoration 
following a void. In 2010/11, a total of 9 rent free weeks were granted directly as a result 
of poor decoration, representing a loss of rental income of £583.30. In the 2011/12 
financial year, a total of 8 rent free weeks were granted up to the end of November 
2011, representing a loss of rental income of £545.99.

Shortly after a new tenant moves into their home, a “new tenant visit” is completed 
which includes a survey to record the new tenant’s views of their new home. One aspect 
of the survey is around voids, requiring the tenant to indicate if they were very 
satisfied/fairly satisfied/neither/fairly dissatisfied/very dissatisfied with the standard of 
their new home. During 2010/11, 110 completed new tenant visit surveys were 
recorded. Of those:

 12 (10.9%) indicated that the condition of the decoration was poor
 2 (1.8%) indicated they were “Fairly Dissatisfied” with the property as a result of the 

standard of decoration
 2 (1.8%) indicated they were “Very Dissatisfied” with the property as a result of the 

standard of decoration

The level of new tenants indicating the condition of decoration was poor when they 
moved into their new home suggests this is not an insignificant issue.

The South Holland Tenants’ Group have requested all void properties are redecorated 
prior to re-letting. The Construction Services Unit have indicated this could be carried 
out for approximately £750 per dwelling. As an average, there are generally around 300 
voids per year, so this would give an annual cost of £225,000.

A more practical approach may be to consider the introduction of a “Decoration 
Standard” to provide both a clear indication of the standard of decoration new tenants 
can expect in their home, and the standard expected of outgoing tenants when leaving 
their home. It is likely that this approach would reduce the volume of redecoration work 
required on voids and, in some cases, provide a basis for recharging outgoing tenants 
for damage to the decoration caused during their tenancy.



SHDC HRA Asset Management Strategy - DRAFT

49

7.6 Energy efficiency improvements

The South Holland Tenants’ Group have requested further investment in “Energy 
efficiency improvements”, but more specifically, the use of new technology to provide 
these improvements.

There are two main types of “new technology” suitable for use within the housing stock 
which would improve the energy efficiency of the homes:

 Solar photovoltaic (PV) panels – the use of these is considered in 7.9 below
 Air or Ground Source heat pumps

Air source heat pumps recover energy from the outside air to operate the heating 
system, with the pump effectively being present instead of a boiler. A small number of 
these systems have already been installed in Council dwellings and are, so far, proving 
effective as an alternative form of heating which is cheaper to operate than many other 
fuel types. The installation costs per dwelling have, so far, been in the region of £6,000 
to £8,000.

Ground source heat pumps operate on a similar principle to air source heat pumps, but 
recover heat from the ground instead of the air. Ground source heat pumps generally 
provide a higher efficiency than air source, but involve higher capital costs for 
installation. No ground source heat pumps have been installed within the housing stock 
so far, but a pilot installation to one property is currently being arranged to establish the 
installation cost, installation issues and running costs and issues.

The use of air source and/or ground source heat pumps are ideal for replacing any 
remaining electric or solid fuel heating systems, in areas where gas is not available as 
an alternative heating fuel.

Assuming all remaining electric and solid fuel heating systems were to be replaced with 
air/ground source, the total costs would be in the region of £9M, which could be spread 
over any number of years.

7.7 Estate-wide improvements

The South Holland Tenants’ Group (SHTG) have requested consideration be given to 
undertaking a rolling programme of estate-wide improvements. This may include such 
improvement work as fencing, landscaping, lighting and seating, and could be to both 
sheltered housing sites and general needs sites.

Before a definitive programme of potential estate-wide improvements could be 
developed, a review of each site will be required.

7.8 Construction of new housing

This is explained fully in section 3.0.
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7.9 Installation of solar PV panels to the housing stock

The introduction of the Feed In Tariff (FIT) for all solar PV (photovoltaic) installations 
made this an attractive proposition for property owners, as they could install a system 
and benefit from a guaranteed, index-linked, payment over a 25 year period. 

At the time the FITs were introduced, anyone who installed a solar PV system would be 
eligible for payment of 43.3p per kW of electricity produced (for domestic sized 
systems). A worked example for a typical domestic system of 8 panels (2kW) is shown 
below:

Example 1 (FIT at 43.3p per kW)

System/installation cost up to £6,500 

FIT Income around £680 per year

Total FIT Income over 25 year life up to £17,000 (at today’s values, disregarding 
the inflationary increases each year)

Net “Profit” over life of system £10,500

The example disregards maintenance costs during the life of the system. Maintenance is 
likely to include replacement of inverter/s fitted, at an estimated cost of £700, once the 
system is around 10-12 years old.

In October 2011 the Department of Energy and Climate Change (DECC) issued a 
consultation document containing proposals to reduce the level of FITs payable. If 
implemented, this would reduce the amount payable per kW of electricity generated for 
a domestic sized system (i.e. less than 4kW) from 43.3p to 21.0p. However, where multi-
installations are fitted (e.g. on more than one dwelling within the housing stock), the 
proposals include to reduce this figure further, to 16.8p. A second worked example is 
shown below to illustrate the effect these changes may have:

Example 2 (FIT at 16.8p per kW)

System/installation cost up to £6,500 

FIT Income around £264 per year

Total FIT Income over 25 year life up to £6,600 (at today’s values, disregarding 
the inflationary increases each year)

Net “Profit” over life of system £100

A High Court ruling in December 2011 found that the decision by DECC to impose the 
reduced FIT levels from 12 December 2011 was legally flawed, and that the reductions 
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should only take effect from April 2012, when it had already been acknowledged that 
FITs would reduce, although not to the extent that the proposals now suggest. Whilst 
this provides some additional time for installations to be completed, it is unlikely to 
provide sufficient time for the Council to complete a programme of installations across 
the housing stock.

In addition to self-financing a programme of solar PV installations, some other options 
have been, or are becoming, available. These include the following:

 “Rent A Roof” Schemes

These schemes involve an external investor funding the installation of solar PV systems 
to the roofs of buildings at no cost to the property owner. The investor receives their 
income through the FIT, and the occupier of the property receives the benefit of reduced 
electricity running costs. In some cases, the investor also pays the property owner a 
nominal fee for the rental of the roof (up to £150 per year in some cases) and, in return, 
receives a legal lease for occupying that roof for a 25 year period. The recent 
announcements from DECC have resulted in many rent a roof schemes being stopped.

 Part Funded Schemes

A number of schemes have been and are becoming available where the property owner 
can fund part of the scheme costs and, as a result, benefit from some of the FIT income. 
One of the most recent schemes involves the following:

 The property owner pays the sum of £800 per system (for domestic sized 
systems only)

 The investor installs the system
 The investor guarantees the system for 25 years
 The investor retains the full amount of the FIT for the first 12 to 13 years
 The building occupier receives any electricity generated by the system free of 

charge
 The property owner retains the full amount of the FIT from year 12/13 to year 

25

Further investigative work is required before a formal recommendation could be made 
over which approach may be best. In addition, new schemes are being announced on a 
relatively regular basis, and this trend is likely to continue until the reduced FITs take 
effect.

7.10 Car parking to housing sites

The majority of the housing stock was constructed at times when cars were less 
numerous within households than they are now. Increasing numbers of cars on housing 
sites have led to a shortage of parking provision.

Between 1999 and 2004 a small number of communal car parking schemes were 
constructed on some general needs housing sites. Since then, a number of schemes 
have been provided to sheltered housing sites. Despite this recent investment, there 
remains a shortage of car parking provision on a number of sites.



SHDC HRA Asset Management Strategy - DRAFT

52

In order to increase car parking provision, there are three main options available, any of 
which may be appropriate in different locations:

 Dedicated driveways to each dwelling
 Communal car parking areas
 Parking on the highway

Where it is possible to do so, dedicated driveways would be the preferred option in most 
cases. Where Lincolnshire County Council, as the local Highway authority, have 
undertaken work to public footways on housing sites, they have offered to install 
dropped kerbs to provide potential future vehicular access to some of the Council’s 
dwellings, at a reduced cost of £100 per dwelling. This has only been completed to a 
small number of dwellings to date, but provides suitable access for dedicated driveways 
to be provided in the future.

Where there is insufficient space within the curtilage of each dwelling to provide 
dedicated driveways, it may be more feasible to identify an area of land on the site 
which could be used for a communal parking area. Where communal parking schemes 
are to be provided, it is critical that the location of the facility is suitable and convenient 
for residents to park their cars. If cars cannot be seen from the dwelling or if footpaths 
do not link the parking area with the dwellings, the parking area is unlikely to be used. In 
addition, where cars can physically be driven closer to the dwelling than the parking 
area itself would permit, drivers may choose to do so – even if this involves driving 
across a grassed area. Consequently, in providing a communal parking area, other 
physical barriers may be required on the housing site as a whole to ensure the parking 
area is the preferred location for vehicles.

Where dedicated driveways and communal parking areas cannot be provided, possibly 
due to a lack of space or due to the layout of the site, the only option available may be 
for residents to park on the highway. In many cases, this is perfectly acceptable and 
sufficient space is available for the vehicles involved. Where the space available is not 
sufficient for the vehicles involved, working with the Highway authority would become 
necessary to consider the possible removal of grass verges/trees etc to widen the 
highway to provide the capacity required.

A review of housing sites where parking is either currently an issue or likely to become 
an issue in the future will be necessary to determine the scale of work involved to 
improve parking facilities across the housing stock.

7.11 The future of garage provision

In 2009, an Overview and Scrutiny Review of Council owned garages was undertaken 
by the Council’s Asset Management Task Group on behalf of the Performance 
Monitoring Panel. The review was intended to “evaluate the current provision of service 
and to assess whether the service offered value for money and contributed to the 
Council’s Corporate Priorities.” 
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The review established that 80% of the garages owned by the Council were occupied, 
and that 52% of those were let to Council tenants. In terms of the 414 garage plots 
(where an area of land is let for a garage to be erected upon), only 42% were let at the 
time of the review. 

The final review report contained some recommendations, including three specific 
initiatives which should be undertaken, as follows:

 To investigate further the possibility of using garage plots for affordable housing and 
in the event that they are found not to be suitable to consider, in consultation with 
Parish Councils, alternative usage for assets such as workspaces, community garden 
schemes, eco-gardens and allotments;

 That vacant garage sites and plots are publicised to residents and the public for 
letting and that a target occupancy be set; and

 To introduce Estate Inspections involving tenants, officers, local Councillors and 
interested parties to identify areas of concern in relation to garages and garage plots

Whilst the recommendations of the review have been implemented as far as possible, 
the provision of garages remains a significant cost (for maintenance and management) 
to the HRA compared to the income it generates. This is an area which would benefit 
from further review in due course to enable each site to be fully evaluated so that they 
are put to the most appropriate use.

7.12 Redevelopment of sites for housing or other uses

The redevelopment of sites for housing is included within section 3.0.

Other uses for sites may include:

 Allotment and/or community garden use
 Use for replacement sewage treatment plants
 Additional garage sites
 Additional car parking provision
 Amenity land/play areas
 Additional landscaping/estate improvements
 Future strategic land holdings
 Disposal – by sale or lease

A review of the Council’s HRA land holdings has been undertaken, specifically focussing 
upon the potential for development (for affordable housing). A more extensive review will
be required to identify the most appropriate use, from the above, for sites.

7.13 Review of sewage charges

Currently there are 1,058 homes connected to the Council’s sewage treatment works, 
600 (57%) are council owned and 458 (43%) are private.  The private homes are mainly 
ex-council homes purchased under the Right to Buy, the remainder being private 
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owners who have been granted permission to connect.

The current method of charging for sewerage services is based on the equivalent which 
would be paid to Anglian Water if the property was connected to the public sewer.  This 
policy was approved in September 1991.  Since that time the charges have 
approximately followed Anglian Water’s charges but obviously this method of charging 
bears no relation to our actual costs incurred in transporting and treating sewage on 
such a small scale.

The methods of charging currently in place are summarised below:

 Council homes – calculation based on the rateable value of the property updated 
annually in line with Anglian Water increases collected via rent.

 Private homes – there are 4 different methods of charging currently in place which 
were determined at the time of either the sale or upon connection of a private home 
and are legally binding on both parties through the conveyance documents.  They 
are:

1. Rateable Value (422 homes) – the calculation is based on the historic rateable 
value at rates issued annually by Anglian Water, the average charge is 
£235.94.

2. Notional Occupancy (28 homes) – this method is used where there is no 
historic rateable value for the property and is based upon the potential number 
of occupants determined by the number of bedrooms multiplied by the 
average water usage per person, at rates issued by Anglian Water. The 
average charge is £338.87.

3. Court Determined Costs (3 homes at Mallard Hurn, Donington) – the charges 
determined by the court for servicing plus the actual repair and electric costs 
of treating sewage at this particular site divided by the number of users. The 
costs charged are variable and calculated retrospectively.

4. Fixed Costs (5 homes – three ex LCC properties Police House, District Nurses 
Bungalow & School House) – the conveyance contains a clause that says the 
Council will provide the service at a fixed cost each year - i.e. no increases. 
However, recently a copy of the agreement for two of these properties (Police 
House & District Nurses Bungalow) was provided by the owner of the ex 
Police House to substantiate their £5 annual charge, which also indicates that 
twelve months notice can be given by the Council for the dwelling to 
disconnect. 

The income for 2009/10 from homes connected was:

 Council dwellings = £156,378.13 
 Private dwellings = £108,252.43
 Total = £264,630.56
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The total operational expenditure (this excludes any on-costs or depreciation for the 
service) for the operation of the sewerage treatment works in 2009/10 was £427,073.00.  
This leaves a shortfall of £162,442.44 which has to be subsidised by the Housing 
Revenue Account. This expenditure relates to the 1058 homes connected to these sites 
only.

In addition to this, we operate a drain clearance, drain repair and septic tank emptying 
service to all council owned dwellings (including those connected to the public sewers).
For 2009/10 the operational expenditure for this service was £95,034.00. This 
expenditure relates to the whole of the Council’s housing stock, but excludes any 
privately owned dwellings.

There are two main considerations in respect of charging for the sewage and drainage 
related services the Council currently operates:

 How to recover the full £427,073.00 operational expenditure associated with the 
sewage treatment works sites

 How to recover the full £95,034.00 operational expenditure associated with the drain 
clearance, drain repair and septic tank emptying services

A report has been prepared to enable this issue to be considered further.

7.14 Pro-active removal of asbestos containing materials for Council dwellings

As discussed in 2.10, some asbestos containing materials are present within the 
housing stock. Whilst it is feasible to manage and maintain those materials, their 
removal will ultimately become necessary.

As detailed in 2.10, prior to any “major works” which are likely to disturb the building 
fabric, we are required (under both CDM and HSG264) to provide full details of the 
presence or otherwise of asbestos containing materials in the vicinity of the planned 
work area. In these circumstances, HSG264 requires a “Refurbishment & Demolition” 
survey to be undertaken, which involves breaking through parts of the building fabric to 
identify any asbestos containing materials – concealed or otherwise. Using the kitchen 
and bathroom programme as an example, a “Refurbishment & Demolition” survey is 
undertaken within the kitchen and bathroom, and a “Management” survey (which is 
similar to the R&D survey, but excludes any intrusive surveying techniques) is 
completed for the remainder of the dwelling. This ensures our duties under CDM and 
HSG264 are complied with. However, this approach does not provide the fully detailed 
information necessary to establish the presence, or otherwise, of asbestos containing 
materials within the whole dwelling. Consequently, if a replacement central heating 
system (for example) is required in the same dwelling a few years after the kitchen and 
bathroom were replaced, a R&D survey would be required for those areas which were 
not surveyed to that extent prior to the kitchen and bathroom work. Due to the intrusive 
techniques used in a R&D survey and the risks this poses (since asbestos fibres can be 
released), it is not general practice to undertake these surveys across an entire dwelling 
while it is occupied. This results in the possible need for repeat surveys in the future.
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The only way a full R&D survey can be completed to the whole property is if that 
property is not occupied.

The longer asbestos containing materials are present within the housing stock, the 
longer the risk they pose remains. Over the longer term, managing and maintaining 
those materials will be more expensive, and involve a higher risk, than removing them 
from the dwellings. 

There are a number of possible options available in addressing this issue, which include 
the following:

 Leave any asbestos containing materials in-situ and manage them – this option 
requires ongoing monitoring of asbestos containing materials to ensure they 
remain in good condition, and do not pose an unacceptable risk to health because 
of their material type, condition, location and/or surface treatment. This option 
also requires the ongoing management of potentially significant risks. These risks 
mainly relate to the accidental disturbance of materials, which can lead to 
health/safety implications, legal implications (personal and/or corporate) and 
financial implications. This option is not recommended.

 Removal of asbestos containing materials from occupied dwellings – this option 
may be acceptable where there are limited materials present, and their location 
means that the removal work can be conducted safely whilst the property is 
occupied (e.g. where the removal work is confined to the outside of the property). 
However, this option is not considered appropriate where materials to be removed 
are present inside the property, where the safety of our tenants could not easily 
be maintained during the work. If a full R&D survey is required within the property, 
however, the property would need to be unoccupied at that time, and it would be 
more appropriate to conduct the removal work while the property remains 
unoccupied. Therefore, this option is not recommended.

 Removal of asbestos containing materials by temporarily relocating the tenants –
this option would be acceptable in most cases, but a couple of potential issues 
would need to be considered before adopting this approach. Firstly, the temporary 
relocation (“decant”) of tenants can be costly, particularly when a large number of 
dwellings are involved. Secondly, the relocation of tenants specifically to conduct 
asbestos removal work is likely to cause unnecessary alarm for those tenants 
added to the inconvenience of vacating their homes. Unless it is necessary to 
relocate the tenants for other reasons (e.g. where major structural work is to be 
completed on the property), during which time the simultaneous removal of 
asbestos containing materials could take place, this option is likely to generate 
high costs, and unnecessary alarm and inconvenience for our tenants. For these 
reasons, this option is not recommended. 

 Removal of asbestos containing materials from void properties – this option 
avoids any potential issues with tenants, as the property is unoccupied. This 
option would enable up to 300 dwellings (in reality, the number would be slightly 
less than this, allowing for some “repeat” void properties each year) to have any 
asbestos containing materials removed safely each year. This option is 
recommended, because it would be the safest and most cost effective time to 
carry out the removal work, and would provide a steady and sustainable 
programme of work.
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Therefore, it is felt that consideration should be given to a pro-active programme of 
removal of asbestos containing materials. The current review of the corporate Asbestos 
Policy will include the consideration of asbestos removal. 

Given the nature of the work involved with removing asbestos, it is considered that the 
most appropriate time to carry out this work would be during the void period. This would 
potentially enable a programme of up to 300 dwellings per year to have any asbestos 
containing materials removed.

The costs involved with asbestos removal are not insignificant, partly because the use of 
licensed asbestos removal contractors is generally necessary. However, if a pro-active 
removal programme was developed and a contract awarded, it is considered that the 
rates payable would reduce significantly from those currently incurred for “one-off” 
removal work. Consequently, a programme of removal on voids is likely to cost in the 
region of £450,000 per annum, assuming a cost of £1,500 per dwelling, and could 
potentially be completed over a 20 year period

There are risks associated with carrying out a pro-active removal programme on void 
properties aside from the inherent health and safety risks. The main risk to the Council is 
around the delays this work could cause to the void turnaround times, and this will 
require further investigation before assurance could be given over timescales.
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8.0 APPENDICES

8.1 Investment options to be considered by Members

HRA Reforms – Asset Management Strategy

A draft Asset Management Strategy has been produced to complement the HRA 
Business Plan by formalising the Council’s approach to asset management in 
respect of its housing stock. This is of particular relevance given the move to a 
self financing Housing Revenue Account from April 2012, which will mean that 
strategic business planning and active asset management will become central to 
the performance and sustainability of the HRA business plan over the longer 
term.

The Asset Management Strategy represents one of the key areas for 
consideration within the HRA Business Plan.

Recommendations:

 To implement a programme of pro-active removal of asbestos containing 
materials to void properties 

 To reduce the lifecycles of bathroom replacements from 25 years to 20 years 
 To reach agreement “in principle” to adopt a Decoration Standard for the 

housing stock which may include redecoration of void dwellings. Further 
work to be undertaken to develop the standard for consideration by October 
2012

 To reach agreement “in principle” to implement a programme of new 
construction of affordable homes within the district, the volume of which will 
be determined by the surpluses available each year. Further work to be 
undertaken to develop an agreed programme aligned with the levels of 
surpluses available

 To reach agreement “in principle” to explore further the options available 
around the installation of solar PV systems to the housing stock, with those 
options to be considered by October 2012

 To agree a full review of the current sewage charging policy and to work 
towards a system to operate on a “full cost recovery basis”. A full report to be 
considered separately about this matter specifically



SHDC HRA Asset Management Strategy - DRAFT

59

The Asset Management Strategy addresses a number of areas and identifies a 
number of options which now need to be considered. Some of those options are 
offered for consideration alongside the predicted surpluses which are likely to be 
generated through the new self financing HRA, as the level of surpluses currently 
predicted will provide opportunities which do not exist under the current financing 
arrangements. The options include measures which could achieve any of the 
following:

 reduce costs to the HRA, 
 improve service delivery, 
 provide more investment opportunities, 
 expand the housing stock 
 review specific issues to enable better use of assets within the HRA

As part of the development of the Asset Management Strategy, the HRA Reforms 
Project Group (which includes elected Members, officers and representatives 
from the South Holland Tenants’ Group) has been consulted. Some options to be 
considered have been generated by discussion with the South Holland Tenants’ 
Group members.

Although the figures are provisional at this stage and are subject to the minimum 
balances which are to be retained for the HRA, the levels of surpluses likely to be 
available for use each year are as follows (it should be noted that these figures 
are shown increasing in line with inflation, as the financial reports within the 
business plan do, and are based upon the “baseline” figures, excluding any 
additional borrowing against the headroom):

Year Predicted Surplus

 2012/13 £1,815,000
 2013/14 £1,195,000
 2014/15 £784,000
 2015/16 £994,000
 2016/17 £1,163,000
 2017/18 £1,485,000
 2018/19 £1,635,000
 2019/20 £1,787,000
 2020/21 £1,943,000
 2021/22 £2,105,000
 2022/23 £3,094,000
 2023/24 £3,286,000
 2024/25 £3,483,000
 2025/26 £3,688,000
 2026/27 £3,899,000
 2027/28 £4,116,000



SHDC HRA Asset Management Strategy - DRAFT

60

 2028/29 £4,340,000
 2029/30 £4,573,000
 2030/31 £4,811,000
 2031/32 £5,058,000
 2032/33 £5,662,000
 2033/34 £5,933,000
 2034/35 £6,212,000
 2035/36 £6,501,000
 2036/37 £6,799,000
 2037/38 £8,666,000
 2038/39 £9,020,000
 2039/40 £9,385,000
 2040/41 £9,761,000
 2041/42 £10,149,00

The options detailed below should be considered in the context of the predicted 
surpluses which may become available each year. In addition, a number of 
options could be adopted with expenditure adapted to fit the surpluses available 
– i.e. reducing or increasing volumes of work associated with those options 
according to the surplus available.
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HRA Reforms – Asset Management Strategy

Options To Be Considered

Option 
No

Option Description Anticipated Cost Assumptions Risks

1 Reduction of 
lifecycles for 
some 
building 
elements

The Decent Homes 
Standard (DHS) 
prescribes lifecycles to 
be used for the 
scheduled replacement 
of some building 
elements. Whilst the 
DHS must continue to be 
achieved, an option to be 
considered is the 
reduction of lifecycles for 
some elements to enable 
their replacement more 
frequently.

If the bathroom lifecycle 
was reduced from 25 years 
to 20 years, matching the 
kitchen lifecycle, it would 
enable the replacement of 
both simultaneously to 
continue. Other building 
elements could have the 
lifecycles reduced, although 
the bathrooms would be the 
most effective to change.

ADDITIONAL COST
£1,204,201 per annum (in 
years 21 to 25 only)

 There is a risk of 
unnecessary 
investment 
taking place by 
reducing 
lifecycles too 
far. The risk of 
elemental 
failure, the 
desired level of 
service delivery 
and cost all 
need to be 
balanced

2 Extending 
lifecycles for 
some 
building 
elements

In contrast to option 1 
above, some element 
lifecycles could be 
extended to reduce 
planned maintenance 
costs. Any extended 
lifecycles must not 
contravene the DHS but, 
as some of the lifecycles 
currently used are 

This option would generate 
a saving, the level of which 
is dependent upon the 
element to have its lifecycle 
extended and the level of 
extension applied

 Extended 
lifecycles may 
generate 
higher levels of 
responsive
repairs for 
those elements
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Option 
No

Option Description Anticipated Cost Assumptions Risks

shorter than the DHS 
requires, there is scope 
to extend some.

3 Introducing 
planned/
cyclical 
maintenance 
for some 
building 
elements

Some elements which 
are only replaced on a 
responsive basis could 
be developed into a 
planned maintenance 
programme. The benefits 
of doing this include 
better value for money 
and a better level of 
service. Possible 
elements to incorporate 
into a planned 
maintenance programme 
include:
 Flat roof replacement 

(50 flat roof jobs 
completed in the last 
12 months, consisting 
of 5 patch repair jobs 
and 45 full 
replacements)

 Further pro-active 
replacement of 
electric/solid fuel 
heating systems with 
alternative heat 
sources

 Full replacement of all 

ADDITIONAL COST

Flat roof replacement
£100,000 per annum would 
most likely enable the full 
replacement of around 50 
to 100 flat roofs each year.
A full programme would 
need to be developed to 
inform this

Further pro-active 
replacement of 
electric/solid fuel heating 
systems
£ This is covered more fully 
in option 6 below

Replacement of all 
external store doors with 
new GRP doors
£1,540,080

Replacement of foul 
drains
£50,000 per annum as a 
rolling programme 
(currently around £10,000 

Flat roof 
replacement
 Risk of 

replacing flat 
roofs which 
would not have 
developed 
defects for 
some time

Further pro-
active 
replacement of 
electric/solid 
fuel heating 
systems
 See option 6 

below

Replacement of 
all external store 
doors with new 
GRP doors
 No additional 

risks anticipated

Replacement of 
foul drains
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Option 
No

Option Description Anticipated Cost Assumptions Risks

external store doors 
with new GRP doors 
(including PVCu 
frames)

 Pro-active 
replacement of foul 
drains

per annum is spent on 
tackling defective/collapsed 
drains but, on occasions, 
this figure can rise 
significantly depending 
upon ground conditions, the 
depth of the drains etc).
A full review of drains would 
be necessary to establish 
the full scale, particularly as 
some responsibility for 
drains passed back to 
Anglian Water from October 
2011, reducing the 
Council’s liability.

 Re-laying drains 
may be 
problematic due 
to their locations 
within gardens, 
depth of drains 
and the number 
of dwellings 
served by those 
drains

4 Provision of 
new fencing 
to dwellings

The South Holland 
Tenants’ Group have 
requested that 
consideration be given to 
providing new timber 
fencing to all dwellings to 
enhance security and 
privacy for tenants.

ADDITIONAL COST

£2,267,000 per annum in 
Years 1 to 5; and

£1,589,700 per annum in 
Years 16 to 20; and

£2,267,000 per annum in 
Years 31 to 35

Note – the above costs are 
estimated and subject to 
the assumptions listed

 An average 
of 60 linear 
metres of 
fencing to 
each 
dwelling

 A total of 
3,785 
dwellings 
(excludes 
some flats) 
which could 
require 
fencing

 1800mm 
high close 

 This does not 
make any 
allowance for 
any responsive 
repair work 
which may 
become 
necessary to 
this type of 
fencing 
(currently, 
concrete posts 
with wire are 
installed as 
standard 
fencing, which 
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Option 
No

Option Description Anticipated Cost Assumptions Risks

boarded 
timber 
fencing 
(pressure 
treated) with 
concrete 
posts and 
concrete 
gravel 
boards

 A lifecycle of 
15 years with 
no planned 
maintenance 
in between

 Installation 
programme 
spread over 
5 years

 Replacemen
t of timber 
elements 
only at 15 
years, with 
replacement 
of concrete 
and timber 
elements at 
30 years

require little 
maintenance).

 Wind damage 
would become 
more of a risk 
with this type of 
fencing, and 
could involve 
high volumes of 
unpredictable 
repair work

5 Decoration 
of all void 

The South Holland 
Tenants’ Group have 

If all void properties were 
decorated internally prior to 

 This option 
assumes 

 Aside from the 
costs involved, 
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Option 
No

Option Description Anticipated Cost Assumptions Risks

dwellings requested that 
consideration be given to 
redecorating internally all 
void properties prior to 
re-letting.
A more practical 
approach, however, may 
be to consider the 
introduction of a 
“Decoration Standard” to 
provide both a clear 
indication of the standard 
of decoration new 
tenants can expect in 
their home, and the 
standard expected of 
outgoing tenants when 
leaving their home.

re-let, the additional costs 
would be in the region of 
£750 per dwelling, with 300 
voids per year. In addition, 
the void turnaround time 
would be increased by 
around 5 working days.
It is felt that these costs 
could be reduced through 
introducing a “Decoration 
Standard”, as this should 
ensure those void 
properties which were 
redecorated prior to re-let 
are returned in a better 
condition than those which 
were not.

ADDITIONAL COST

£225,000. (although a 
budget of £75,000 is 
already held each year for 
decorating vouchers to be 
issued to new incoming 
tenants, which would no 
longer be required if 
redecoration work was to 
be completed prior to re-
letting)

that all voids 
would 
require a full 
redecoration. 
However, if 
the 
“Decoration 
Standard” 
was 
introduced, it 
is likely that 
the number 
of voids 
requiring full 
redecoration 
each year 
would 
reduce.

the main risk is 
in relation to the 
impact upon the 
void turnaround 
times. Under the 
new self 
financing 
arrangements, 
maximising 
income will 
become 
essential, so an 
option which 
could impact 
directly upon 
income 
generation must 
be considered 
carefully
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Option 
No

Option Description Anticipated Cost Assumptions Risks

6 Energy 
efficiency 
improvement
s

The South Holland 
Tenants’ Group have 
requested further 
investment in “energy 
efficiency improvements” 
– specifically the use of 
new technology (solar 
PV and/or air/ground 
source heat pumps).

The costs shown are to 
replace all remaining 
electric/solid fuel heating 
systems (where mains gas 
is not available) with 
air/ground source heat 
pumps. This figure could be 
spread over any number of 
years.

ADDITIONAL COST

Up to £9,000,000, which 
could be spread over a 
number of years. The 
Government intend to 
introduce the Renewable 
Heat Incentive (RHI) which 
will provide some funding 
for renewable heating 
systems to be installed in 
areas not served by mains 
gas. Details of the RHI for 
social housing are not 
currently available, but it is 
likely that some funding will 
become available, which 
would reduce the level of 
internal funding needed to 
install these systems.

 The use of 
solar PV is 
considered 
separately 
under option 
9 below

 Other 
options 
instead of 
fitting 
air/ground 
source heat 
pumps 
include fitting 
oil heating 
systems or 
electric 
boilers. 
However, 
both of these 
are not 
considered 
viable for 
future 
installations 
in terms of 
running 
costs for 
tenants

 The Renewable 
Heat Incentive, 
when 
implemented, 
does not include 
for social 
housing. The 
additional costs 
shown exclude 
any external 
funding. If, 
however, 
external funding 
(through the 
RHI or other 
sources) 
becomes 
available, this 
would reduce 
the additional 
costs to the 
HRA.

7 Estate-wide The South Holland The costs associated with 
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Option 
No

Option Description Anticipated Cost Assumptions Risks

improvement
s

Tenants’ Group have 
requested consideration 
be given to undertaking a 
rolling programme of 
estate-wide 
improvements. This may 
include such measures 
as fencing, landscaping, 
lighting and seating.
A review of each site 
would be required before 
a definitive programme 
could be developed.

this option will depend upon 
the scale and type of work 
planned.

ADDITIONAL COST

A programme of £100,000 
per year would most likely 
enable a small number of 
sites to have improvement 
work carried out each year.

8 Construction 
of new 
housing

The South Holland 
Tenants’ Group have 
requested new housing 
is constructed to provide 
new homes for:
 Families; and
 Single people

A provisional 5 year 
programme has been 
prepared, but this must be 
considered alongside the 
funding available from 
surpluses.

ADDITIONAL COST

Based upon the current 
predicted surpluses, around 
15 additional dwellings 
could be constructed on 
land already owned by the 
Council within the first 5 
years of the self-financing 
arrangements

 Only SHDC 
owned land 
would be 
developed 
within the 
first 5 years

 No external 
grant funding 
(including 
s106 
funding) 
would be 
used

 Any new build 
programme will 
be reliant upon 
the acquisition 
of further land, 
as SHDC has 
only a small 
number of sites 
remaining under 
its ownership 
which may be 
suitable for 
development
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Option 
No

Option Description Anticipated Cost Assumptions Risks

9 Installation 
of solar PV 
panels to the 
housing 
stock

Following the 
introduction of the Feed 
In Tariff (FIT) for all solar 
PV installations, this has 
become an attractive 
proposition for property 
owners, who can install a 
system and benefit from 
a guaranteed (and index-
linked) payment over a 
25 year period.
In October 2011, the 
Department of Energy 
and Climate Change 
(DECC) issued a 
consultation document, 
proposing to reduce the 
level of FITs payable. If 
implemented, this would 
reduce the amount 
payable per kW of 
electricity generated for a 
domestic sized system 
(i.e. less than 4kW) from 
43.3p to 21.0p. However, 
where multi-installations 
are fitted (e.g. on more 
than one dwelling within 
the housing stock), the 
proposals include to 
reduce this figure further, 

ADDITIONAL COST

Given the recent 
announcement by DECC, 
the solar PV market has 
changed significantly. This 
is likely to continue until 
April 2012, when the full 
extent of DECC’s proposals 
are expected to take effect.
The main options available 
previously were to either:
 Self-fund a solar PV 

installation programme; or
 Adopt a “rent-a-roof” 

approach where a private 
investor installs the 
systems but retains the 
FITs

More recently, however, 
other options have come 
forward, and these will 
require full review before 
any recommendations 
could be made for formal 
consideration.

 That the 
proposed 
changes to 
the Feed In 
Tariffs (i.e. 
reduction 
from 
43.3p/kW to 
16.8p/kW) 
will be 
implemented

 That the 
costs of 
supply/install
ation of PV 
systems will 
remain at 
their current 
level – in 
reality, these 
costs are 
likely to 
reduce

 Further changes 
to the Feed In 
Tariffs being 
introduced 
during the 25 
year period

 Age/condition of 
roofs to 
dwellings 
making 
installation 
and/or 
maintenance 
problematic

 Potential for 
issues with 
those tenants 
whose roofs are 
unsuitable for 
PV systems to 
be installed –
could generate 
complaints/nega
tive PR
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No

Option Description Anticipated Cost Assumptions Risks

to 16.8p.
10 Car parking 

to housing 
sites

Some of the housing 
sites have a shortage of 
car parking. Between 
1999 and 2004 a small 
number of communal 
parking schemes were 
constructed on general 
needs housing sites. 
Since then, a number of 
schemes have been 
provided to sheltered 
housing sites.
A review of housing sites 
would be necessary 
before a formal 
programme of car 
parking schemes could 
be developed.

A review of housing sites 
would be necessary before 
a formal programme of car 
parking schemes could be 
developed. However, a 
rolling programme with a 
small budget each year 
would most likely enable a 
small number of schemes 
(around 30 parking spaces) 
to be completed each year.

ADDITIONAL COST

£50,000 per annum

 Ongoing 
maintenance for 
the future

11 The future of 
garage 
provision

It is suggested that a full 
review of the garage 
sites be undertaken to 
identify sites which are 
no longer required for 
this purpose, or are no 
longer cost effective to 
operate.

A review would not incur a 
cost, but would enable 
future plans to be put in 
place for the garage sites –
remaining in their current 
use, or being put to 
different uses.

12 Redevelopm
ent of sites 
for housing 
or other uses

It is suggested that a 
review of all the Council’s 
HRA land holdings be 
undertaken to identify the 

A review would not incur a 
cost, but would enable 
future plans to be put in 
place for all HRA sites –
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most appropriate use for 
the land, which may 
include:
 Allotment and/or 

community garden use
 Use for replacement 

sewage treatment 
plants

 Additional garage sites
 Additional car parking 

provision
 Amenity land/play 

areas
 Additional 

landscaping/estate 
improvements

 Future strategic land 
holdings

 Disposal – by sale or 
lease

remaining in their current 
use, or being put to 
different uses.

13 Review of 
sewage 
charges

SHDC operates, within 
the HRA, 61 sewage 
treatment plants and 
pumping stations. A total 
of 1,058 homes are 
connected to these 
plants, of which 57% are 
Council owned, and 43% 
privately owned.
In 2009/10, the total 
operational expenditure 

The review of the sewage 
charges being made would 
not incur a cost, and it is 
likely that the outcome of 
the review would enable the 
sewage treatment service 
to operate on a “full cost 
recovery” basis.
A full report has been 
prepared detailing the 
issues involved with this 

 Without 
reviewing the 
sewage 
charging policy, 
the HRA will 
continue to 
effectively 
subsidise the 
sewage 
treatment 
service –
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for the sewage treatment 
service was 
£427,073.00. 
Sewage charges are 
made to the occupiers of 
the dwellings served by 
the plants, but in 
2009/10, the income 
generated was only 
£264,630.56, leaving a 
shortfall of £162,442.44.

matter, and this can be 
considered further by 
Members in due course.

particularly for 
private 
homeowners

14 Pro-active 
removal of 
asbestos 
containing 
materials 
from 
dwellings

Some asbestos 
containing materials are 
present within the 
housing stock.
The longer these 
materials remain present 
within the housing stock, 
the longer the risks they 
pose remain.
The most logical time to 
remove any asbestos 
containing materials 
(ACMs) from a dwelling 
would be during the void 
period, and it would be 
most appropriate at that 
time to identify and 
remove all ACMs from 
the dwelling, to remove 
the need to manage the 

The costs involved with 
asbestos removal are not 
insignificant, but can reduce 
the costs and risk which 
would have been incurred 
by managing their presence 
in the longer term.

ADDITIONAL COST

Approximately £450,000 
per annum

The costs 
shown 
assume 300 
void properties 
per year, with 
an average 
cost for the 
asbestos 
removal work 
of £1,500 per 
dwelling. It is 
anticipated 
that a rolling 
programme 
over 20 years 
would enable 
completion of 
this work, 
subject to all 
properties 

 The longer 
asbestos 
containing  
materials remain 
present within 
the housing 
stock, the longer 
the risks they 
pose remain
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materials in the future. becoming void 
within that 
period.
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9.0 ACTION PLAN

Ref 
No

Activity Milestones Resources Risks & 
Mitigation

Lead 
Officer2012/13 2013/14 2014/15 2015/16

1 Review of options 
for South Holland 
Homes – future 
business growth

2 Corporate Asbestos 
Policy review

3 Review of HRA land 
holdings to identify 
most appropriate 
use for each

4 Review of HRA 
Property team 
structure in light of 
anticipated 
workload resulting 
from HRA reforms
and options 
adopted

5 Review of sewage 
charging policy

6 Review of 
remaining footpaths 
and roadways 
within the HRA 
which may fall 
under the principle 
of Gulliksen v 
Pembrokeshire 
County Council 
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Ref 
No

Activity Milestones Resources Risks & 
Mitigation

Lead 
Officer2012/13 2013/14 2014/15 2015/16

(2002)
7 Review of Voids 

Standard
8 Identification of high 

cost/high volume 
responsive repair 
items which could 
be developed into a 
planned 
maintenance 
programme

9 Development of a 
new Decoration 
Standard (if this 
option is approved)

10 Develop a new 
Disposals Policy for 
the housing stock

11 Develop options for 
delivery of large 
scale solar PV 
installations to the 
housing stock

12 Annual review of 
Asset Management 
Strategy

13 Review of garage 
sites

14 Review of draft new 
build programme in 
light of final 
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Ref 
No

Activity Milestones Resources Risks & 
Mitigation

Lead 
Officer2012/13 2013/14 2014/15 2015/16

determination for 
HRA reforms, if this 
option is approved


