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1. Foreword  
Central Bedfordshire Council is pleased to publish this refreshed 
Housing Asset Management Strategy, which sets out the Council’s 
direction to managing our housing assets. We aim to ensure that the 
investment made over the next five years is well informed and will 
not adversely affect the sustainability of the Housing Revenue 
Account Business Plan.   

The strategy sets out in detail our asset management priorities over 
the next five years.  It has been developed within a very challenging 
environment, including high building industry costs, higher interest 
rates, a cost-of-living crisis (including increasing energy costs) for our 
residents, high housing need, and new legislative requirements that 
we as Housing Services are facing.  

There has never been a better time to improve the affordable 
warmth and safety of our homes. Cold, damp, or unsafe homes have 
a significant impact on the health and wellbeing of our residents, 
and other aspects of their life, and it is important that we are 
transparent in the direction taken to meet multiple demands. 

Housing need and demand in Central Bedfordshire is also high, with 
many households approaching the Council for affordable housing. It 
is important to pursue all options to increase provision of the right 
types of homes in the right places, through a range of measures, 
including development, remodelling, acquisition, and conversions 
where appropriate. 

The strategy is focused on our homes and associated land and 
buildings, which are a valuable long-term asset. We recognise the 
need to ensure our residents understand and are able to influence 

the direction that we are taking to protect and enhance our housing 
assets, not only for the Council but for the future generations of 
residents living in those homes.   

We are committed to delivering the outcomes under the priorities 
that we have set out in this document and continuing to work with 
all stakeholders to improve the lives and opportunities of residents 
living in our housing in Central Bedfordshire. 

 

 

 

 

 

 

Councillor Eugene Ghent  

Executive Member for 
Housing and Assets 

Julie Ogley 

Director of Social Care, 
Health and Housing 
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2. Executive Summary 
Central Bedfordshire Council owns and manages 5,422 homes and 
circa 375 leasehold properties and non-domestic assets such as 
garages. This refreshed Housing Asset Management Strategy 2023 – 
2028 (the strategy) sets out how we, as the Council’s Housing 
Service, will manage, maintain, and improve these homes, land and 
other associated assets that are held in the Housing Revenue 
Account (HRA), to benefit both current and future residents.  

Our approach over the next five years to protect our housing assets 
is guided by this strategy so that the investment made over this 
period is well informed and supports the sustainability of the HRA 
Business Plan.  

This document explains how we will maintain, improve and develop 
Council housing assets over the short, medium, and longer term. 
This will be delivered through a range of flexible and dynamic 
approaches that will be designed and implemented with sound 
planning.  

The strategy will help us to deliver the type, quality and quantity of 
additional affordable homes needed in Central Bedfordshire. Our 
ambitious and proactive asset management approach will ensure 
that we contribute to the Council’s vision for Central Bedfordshire to 
be “a great place to live and work”. 

Priority 1: Ensuring the health, safety and security of our 
residents and the communities in which they live 

We will ensure that all homes meet our landlord obligations for 
health and safety compliance. This includes the actions necessary to 

comply with the requirements of the recently enacted Fire Safety 
Act 2021 and the Building Safety Act 2022. We will ensure that 
residents feel safe in their homes and have their voices heard. We 
will maintain and manage homes to a good standard, ensuring the 
housing stock, environment and infrastructure (that we are 
responsible for) are kept in good repair, remain attractive and meet 
tenants’ expectations. 

Priority 2: Align with the Council’s Sustainability Plan moving 
towards net zero carbon by 2030 and reduce fuel poverty 

We will support the Council’s sustainability ambitions. This includes 
working towards the target of “being carbon neutral in our own 
operations by 2030” and the target for properties to have a 
minimum Energy Performance Certificate (EPC) C between 2024-
2030.  The EPC rating system was however designed to tackle fuel 
poverty, not carbon emissions and it is an indicator of how cost 
effective a property is to heat, rather than a measure of carbon 
production.  This carbon neutral commitment must therefore be 
balanced with our commitment to reducing fuel poverty in times of 
increasing fuel costs, by providing tenants with an affordable level of 
warmth.  

Priority 3: Create a housing portfolio that responds effectively 
to local housing need so that we can manage housing demand 
pressures 

We will replace homes that are no longer fit for purpose and 
develop options for homes that will not meet the aspirations of 
future tenants. We will provide homes suitable for residents needs 
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through adaptation and delivery of accessible homes. We aim to 
deliver 795 units of accommodation over the Medium-Term 
Financial Plan (MTFP) period by identification and evaluation of 
opportunities for increasing the housing stock across tenures 
through new build and acquisition. The Housing Asset Management 
Strategy should drive value for money while supporting local 
business, employment, and training. 
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3. Introduction 
This Housing Asset Management Strategy (HAMS) sets out how we 
will manage, maintain, invest in, and review our homes, land and 
other associated assets. Our ambitious and proactive asset 
management approach will ensure that we contribute to the 
Council’s vision of Central Bedfordshire being “a great place to live 
and work”. This Asset Management Strategy explains how we will 
design and put in place a range of flexible and dynamic approaches 
to maintain, improve and develop our housing assets over the short, 
medium, and longer term. 

We own and manage 5,422 homes valued at £609.6m. This 
valuation, completed on 31st March 2022, is based on existing social 
housing stock value excluding other tenures and properties. We 
have approximately 375 leasehold properties and non-domestic 
assets (such as garages) valued at a further £10.8m. The physical 
and financial performance of these assets underpins the viability of 
the Housing Revenue Account (HRA) business plan.  

The HRA is the financial account used to manage the Council’s 
activities as a landlord. It is a ring-fenced account and can only be 
used to provide services to council housing tenants through the 
collection of rent and other service charges. 

The quality of our assets and how they perform therefore directly 
impacts on our customers and communities. Good quality and well-
maintained homes positively impact upon the health, wellbeing and 
quality of life of our residents. The council has a clear obligation to 
keep all building users safe. 

This strategy aligns our asset management priorities with the 
Council’s strategic plans to deliver quality homes while enabling 
people to live their best lives.  Work has been undertaken to fully 
understand the investment needed across all our housing assets to 
ensure they are sustainable and can be maintained and improved to 
achieve the current and anticipated legal and regulatory obligations. 

We have identified and reviewed the factors that ensure the 
housing stock, and the surrounding environments are well 
maintained with modern facilities.  Key to the asset management 
process is responding to the prospect of significant changes that are 
required in relation to property standards in terms of the condition, 
safety, and environmental sustainability.  We have looked beyond 
the physical condition of our properties to identify actions to make 
better use of our land, commercial units, and other non-domestic 
assets. 

Decisions are required within the period of this strategy, to 2028, 
that have a bearing upon the long-term use and sustainability of 
some of our assets to ensure the viability of the HRA Business Plan.  
The Council needs a strategic approach to investment in 
regeneration, decarbonisation, and delivery of new affordable 
housing. Business intelligence tells us that some of our assets, built 
over fifty years ago, are now unsustainable and no longer meet the 
aspirations of our residents for a safe and sustainable home. It is 
therefore important that we now work with residents and 
stakeholders to consider alternative options for their use that would 
provide homes and places that best meet the needs of existing and 
future generations of residents.  Tenant and resident engagement 
mechanisms are being strengthened in response to the 
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government’s 2020 social housing white paper “The Charter for 
social housing residents”. 

The delivery of this strategy will be reviewed annually as part of the 
Council’s Investment Planning process, to guide and direct 
investment into our housing assets. This will allow us the flexibility 
to adapt to changing circumstances caused by external factors such 
as economic pressures, labour and skills shortages, new and 
emerging legislation and regulatory reform. Our five-year strategic 
priorities will remain the constant guide as we respond to future 
challenges. 
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4. Context – National and Local 
The housing sector is currently facing several complex and diverse 
challenges. There are several key national strategic factors, which 
will influence how we manage our assets. This strategy, therefore, 
needs to understand and respond to them, considering the local 
context and the scope for investment within the constraints of the 
HRA Business Plan. 

Housing Growth 

The Government and the Regulator of Social Housing (RSH) have set 
a clear expectation that social landlords should use any increased 
rental income generated as a result of a return to annual rent rises 
to continue to invest in existing homes (regeneration) and deliver 
new homes. 

Addressing the housing shortage is a priority issue for the 
government as well as the Council and one that carries clear 
expectations on how housing supply is increased to meet local 
housing needs.  The government is also keen that people can be 
supported into home ownership and have made available several 
packages and initiatives to enable social landlords to deliver new 
homes which specifically support this agenda. In 2021/22, 6,821 
applications were made for affordable homes in Central 
Bedfordshire, of which around 50% qualified to join the Housing 
Register. With 1,063 lettings in 2021/22, this illustrates the extent to 
which demand outstrips the supply of affordable housing. 

Climate Change and The Low Carbon Future 

Housing is responsible for 22% of all UK carbon emissions (if 
emissions from consumed electricity are included), and social 
housing contributes 10% of this. The Government has made 
commitments to tackle climate change including the 2017 Clean 
Growth Strategy which set the requirement for registered providers 
to achieve EPC C by 2030. The Government is also reviewing the 
Decent Homes Standard. The Regulator of Social Housing (RSH) 
expects social landlords to be working to understand the potential 
costs of making carbon reduction improvements to our assets. 

By 2025, new build homes will need to be low carbon and energy 
efficient, which will incur additional costs for the construction of 
new build properties as well as the ongoing repair, maintenance and 
component renewals throughout the life of the property. 

In April 2022, 74% of Council homes achieved EPC C. 

Legal and Policy Context 

Building Safety  

Tragic events such as the Grenfell Fire have increased government’s 

and the RSH’s focus on building safety, maintenance, internal 

governance, and the importance of resident engagement. The 

subsequent public inquiries, reviews and other inquiries have 

brought increased scrutiny of the approach to building 

management, investment, and maintenance of high-rise blocks, but 

also the wider issue of ensuring the safety of tenants and others. 
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Significant changes to our legal obligations became law during 2021 

because of the Fire Safety Act 2021 and the Building Safety Act 

2022.  Extensive work has been undertaken in 2021 and 2022 across 

the stock and we will continue our work to uphold and strengthen 

how we maintain the safety of residents through our management 

of higher risk buildings. 

Regulatory Standards 

The Regulator of Social Housing’s Home Standard requires 
registered providers to: 

• ensure that tenants’ homes meet the Decent Homes 
Standard, 

• provide a cost-effective repairs and maintenance service to 
homes and communal areas, and  

• respond to the needs of tenants.  

This applies to the breadth of our asset management activity 
including the delivery of responsive and cyclical repairs, 
responsible neighbourhood management, planned maintenance 
and the HRA Capital Programme, work on vacant property and 
the delivery of adaptation works.  

The charter for social housing residents: social housing white 
paper 

The 2020 white paper laid out the actions the government will take 
to ensure that residents in social housing are safe, are listened to, 

live in good quality homes, and have access to redress when things 
go wrong. 

The white paper sets out that tenants should expect: 

• to be safe and secure in their home.  

• to know how the council, as their landlord, is performing, in 
comparison to other landlords through the reporting of 
proposed Tenant Satisfaction Measures (Appendix A)  

• to be treated with respect, have voices heard and have 
complaints dealt with promptly and fairly. 

• to have a good quality home and neighbourhood. 

The Government committed to introducing legislation to ensure that 
building safety and engagement on safety with tenants and 
residents improved.  

A revised Decent Homes Standard is also being considered to see 
how it can better support decarbonisation and energy efficiency, 
decent neighbourhoods, improvement of communal and green 
spaces, and whether it reflect present day expectations.  

We have prepared for these changes through a project management 
approach and increased resources to monitor our compliance with 
the standards to identify areas for improvement.   

This includes improvements to how tenants can access data to see 
how well we are performing, better communication and 
engagement to ensure tenants and residents have a voice in how 
their services are delivered.    
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Regulatory reform  

The Social Housing (Regulation) Bill, which was introduced to 
parliament in June 2022, will deliver on the Government’s social 
housing white paper commitment to legislate to strengthen the 
Regulator of Social Housing’s consumer regulation objectives to 
explicitly include safety. This draft legislation also includes social 
landlords’ duty to appoint a nominated person responsible for 
complying with their health and safety requirements.  

This legislation will bring significant reform to the regulation of 
social housing with the introduction of routine inspections to assess 
compliance with the consumer standards and unlimited fines in 
cases of non-compliance. 

Strategic and Policy Alignment  

The Council’s vision, as set out in the Strategic Plan 2022-27, is for 
Central Bedfordshire to be ‘A great place to live and work’.  

Figure 1: The vision, priorities and principles of the CBC Strategic 
Plan 2022-27 

 

 

 

 

 

 

 

 

 

 

 

 

The Council’s five key priorities and outcomes are: 

• Creating opportunities for rewarding work, to address the 
challenges faced by more and more of our residents in work 
poverty  

• Delivering quality housing, to meet the growing need, 
including affordable housing, where needed, for our 
residents 

• Enabling people to live their best lives, and supporting 
people to be independent, ensuring that we keep focused on 
improving health and wellbeing and supporting independent 
living 
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• Improving educational achievement and progress, to 
improve social mobility and the life chances for all. 

• Making the best use of resources, working efficiently, and 
having the most positive impact on our residents’ lives. 

Our Housing Service Plan 2022/25 embeds the priorities and 
principles of the Strategic Plan so that our activity supports our 
whole Council vision. Key delivery objectives in the Housing Service 
Plan for 2022/23 include improving our customer focus, new homes 
delivery and improving the quality of repairs.  

This Housing Asset Management Strategy aligns with council plans 
and strategies but will also influence and guide a range of 
supporting or inter-related strategies, plans and policies. This will 
ensure that the management of our assets is part of a wider 
approach to delivering high quality services and places for the 
benefit of our residents. 

The key documents that should be read in conjunction with this 
strategy include: 

• CBC Strategic Plan 2022-2027  

• CBC Sustainability Plan 2020-2030 

• CBC Local Plan 2015 to 2035 

• CBC Capital Strategy  

• CBC Treasury Management Strategy 

• Corporate Asset Management Strategy 

• CBC’s Housing Strategy 

• CBC’s Health and Wellbeing Strategy 

• Housing Revenue Account Business Plan 

 

The current Housing Stock Portfolio 

Residential Property  

We own and manage over 5,400 homes throughout Central 
Bedfordshire as well as providing a management service to 375 
leasehold properties.  As a landlord, we are responsible for over 
9,000 properties including garages and this number will continue to 
grow over the term of this HAMS. 

  

https://centralbedfordshire.app.box.com/s/21wih1row0b2nmzwe614ulhjdoeu9zj1
https://centralbedfordshire.app.box.com/s/ejlz0344y534z796lyglaykwd3rua9s2
https://www.centralbedfordshire.gov.uk/local-plan
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Figure 2: CBC stock count by type and location as of 31st March 
2022 

 Houses Low Rise 
Flats 

Medium 
Rise Flats 

Total 

Dunstable 799 787 249 1,835 

Houghton 
Regis 

887 182 119 1,188 

Leighton 
Buzzard 

975 256 343 1,574 

Other 594 212 19 825 

Grand Total 3,255 1,437 730 5,422 

Garage sites  

We are responsible for keeping its garage sites safe and clean.  
These sites include 1,785 garages, which we own and manage and 
1,055 garages that are owned privately.  On average, approximately 
50% of our garage stock is empty at any one time mainly due to the 
small size of the garages compared with modern cars and their 
distance from homes.  There are wide variations in garage 
occupancy levels with some locations sustaining sufficient demand 
and others in which there is only low, or no, demand.  This results in 
some garage sites looking neglected, which can be a factor in local 
levels of crime and anti-social behaviour. 

We have committed to enhancing our estate and greenspaces, with 
proposed actions that support our Strategic Priorities set out in this 
strategy. Whatever future use is decided, the high number of 
garages in private ownership represent a constraint to uninhibited 
development of the site. We will need to purchase these garages 
from the private owners to overcome this. 

 Commercial Property  

The HRA property portfolio also includes 42 retail units on a mixture 
of full repairing and non-repairing leases.  There is no sinking fund 
for capital investment for the shops and no provision made in the 
HRA Business Plan, so any work required is funded on a reactive 
basis from the HRA. Any surplus or loss is attributable to the HRA. 

There are synergies in managing a housing stock and a commercial 
stock, so the current arrangement where most commercial units are 
managed outside of Housing Services needs consideration. 

There are community aspirations to improve the exterior condition 
of our commercial stock.  Although we wish to play an active role in 
regeneration of the commercial units, the lease terms are currently 
restrictive. 
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Figure 2: –Count of Commercial Units by type of lease and location 
as of April 2022 

Location Full Repair and 
Insuring Lease 

No-Repair 
Lease 

Total Units 

Toddington None 2 units 2 

Leighton Buzzard 7 units 1 unit 8 

Houghton Regis 8 units 6 units 13 

Dunstable 16 units 2 unit 18 

TOTAL 31 11 42 

Play Areas  

We are responsible for nine play areas in Dunstable, Houghton Regis 
and Leighton Buzzard.  Quarterly operational and annual inspections 
are completed by CBC Leisure Services, but we retain responsibility 
for repairs and refurbishment. 

Gypsy and Traveller Sites 

We manage four gypsy and traveller sites which are not held within 
the HRA.  All costs associated with these sites fall on the General 
Fund (the ‘general’ budget of the Council, not the HRA).  Currently, 

there are no plans to extend the current sites or provide new sites 
within the lifetime of this strategy. 

Mixed Tenure Estates and Schemes 

We are not the sole landlord on many estates, but we are 
responsible for a variety of green spaces, four pumping stations, and 
miles of unadopted roads. ‘Housing land’ is shared by a host of other 
users but normally, tenants pay for the upkeep of assets that are not 
for their sole use, through the rents and service charges. 

Car parking is a major problem on many of the estates where the 
Council has housing.  The increase of car ownership since homes 
were constructed has resulted in insufficient car parking areas; 
estates were never designed for the current level of car use.  This 
imbalance between parking supply and demand has created an 
increase in inconsiderate parking, which can block vehicle access 
and damages grass verges.  This affects the liveability of the area. 

The Council’s Highways Team lead on schemes to alleviate the 
parking pressures.  To ensure HRA liabilities are clear, and costs are 
correctly identified and allocated, we fund a proportionate amount 
of the cost of any parking improvement measures where at least 
50% of homes are our homes.  Any additional measures, such as 
road widening and one-way systems, are funded by the Council’s 
General Fund. 

Land 

We completed a review of land on estates and adjacent holdings, to 
identify the opportunities for infill development to provide much 
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needed affordable housing. Primarily we focused on under-used 
and/or redundant garage sites, or other areas of land being under-
used and/or subject to anti-social behaviour.  The review identified 
21 sites where development may be possible.  An initial 12 sites 
offering up to 170 new homes are being progressed through the 
feasibility stage. 

Our initial success was constructing The Brook, Houghton Regis, a 
development of 20 transitional accommodation units completed in 
2022.  Consideration of other sites continues, including the ‘pausing’ 
of some sites, including a large site on Windsor Drive, Houghton 
Regis, which has been paused for 2 years. 

We can use land held in the HRA, which is not currently subject to 
development, to improve biodiversity and ‘off-set’ carbon, 
potentially creating woodland or re-wilding. 

Review of 2013 Housing Asset Management Strategy 

A review of the progress against the actions to deliver the 2013 
strategy is included in Appendix B. Whilst some of the 2013 actions 
have progressed, the changing environment, competing priorities, 
and COVID pandemic had huge impacts on our operations. 

Asset Management Investment Plan 

We are committed to increasing our stock by approximately 200 
homes a year through acquisition and site development. We have 
delivered 477 homes since April 2016 through acquisitions and new 
build and a further 795 new homes are funded within the current 
Medium-Term Financial Plan (MTFP) which spans four years but is 
refreshed annually. 
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Figure 4: Movement in CBC Stock 

 

Stock Maintenance and Renewal 

The Housing Service delivers circa 25,000 responsive repairs each 
year alongside cyclical maintenance and capital works; this 
demonstrates a significant investment over the 2022-2026 MTFP. 

Over the next 30 years, the HRA Business Plan is capable, based 
upon prudent assumptions, of enabling a combined capital and 
revenue budget, excluding debt- related costs, of £1.81bn. Over the 
same period, and within this figure, a programme of £307M has 
been identified to ensure the housing portfolio remains fit for 
purpose.  There are no issues with the stock although the 272 non-
traditional Precast Reinforced Concrete (PRC) Homes are likely to 
require further major structural work during the life of the business 
plan. 

A large component of the Programme is financed by borrowing, 
where we have enjoyed several years of low interest rates.  
Borrowing is currently at £210M and is forecast to peak at £365M in 
year 10.  Therefore, increases in interest rates will have an impact 
on interest costs over the 30-year business plan. 

Stock Condition 

To maintain our assets in good condition and ensure they are fit for 
purpose and meet the needs of customers, stock investment must 
be aligned through the budget process.  The investment budget is 
identified through a rolling stock condition survey programme that 
ensures the data held in our PIMSS Asset Management System is 
reliable and up to date. 

A stock condition survey of each property is completed once every 
five years to identify where our capital investment is required. The 
data gathered steers the investment decisions we make. We have a 
demand-led approach to capital investment in recognition of the 
fact that property components do not fail at a linear rate.  
Essentially, property components are not replaced on a predicted 
life expectancy; consideration is made for condition and the 
demands of use, occupation, and lifestyle.  For example, a kitchen in 
a large family home is subject to more ‘wear and tear’ than a single 
person residence, occupied by, say, an older person. This approach 
allows us to bring forward work (e.g., kitchen replacements) ahead 
of a component predicted lifespan and allows delayed replacement 
where it is not required (e.g., a fully functioning gas boiler). 

Figure 4 below shows the average age at which property 
components are replaced by CBC compared with Decent Homes 
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Guidance. Most components are replaced ahead of the decent 
homes predicted life cycle.  In this example the component life cycle 
is 25 years for a kitchen and yet CBC typically replaces kitchens after 
14 years. 

Figure 5: Average age at which we replace property components 
compared to the Decent Homes guidance 

Component Decent Homes 
Predicted Life cycle 

(years) 

CBC component 

average age (years) 

Roof 50 55 

Boiler 10 9 

Kitchen 25 14 

Bathroom 30 23 

Windows 30 18 

 

A key facet of our demand-led approach is close collaboration 
between the Responsive Repairs team and the Capital Works Team. 
When a property component is beyond economic repair, the 
component is immediately placed on the capital works programme 
to ensure the property remains at a decent standard. This approach 
ensures that our investment is renewing the stock as and when 
“renewal” is necessary. 

The stock is continually assessed for its suitability for long term 
investment; considerations include performance against strategic 
objectives including decarbonisation and regeneration. 

Stock Investment 

Capital investment into the stock must be done in a way that keeps 
assets to agreed standards and provides homes and environments 
that meet the aspirations of residents.  For this reason, all aspects of 
our housing stock performance are proactively scrutinised, from 
performance against safety standard compliance, financial return, 
through to the impact our homes and neighbourhoods have on our 
residents’ quality of life. 

Properties are reviewed against the sustainability score, energy 
performance ratings, and Net Present Value (NPV) to inform future 
disposal, stock remodelling and acquisition strategies.  The outputs 
from our data analysis are underpinned by a successful stock 
condition survey programme, frequent data cleansing, and audit of 
data capturing processes.  The current cumulative NPV (the 
difference between the present value of cash inflows and cash 
outflows over a period of time) across our stock is £194M with an 
average NPV of £41,000, of which 305 properties have an NPV of £0 
and below. 
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Figure 6: Net Present Value of our stock (April 2022) 

 

A tendency over many years to focus on delivering works 
programmes rather than holistically managing assets has, in some 
instances, led to an unintentional underinvestment in some areas of 
the stock. For example, communal areas of residential blocks.  

The focus for stock investment remains the delivery of works to 
keep our homes at a decent standard. However, the increasing 
number of emerging sector priorities, such as net zero carbon, 
digital inclusion and building safety, is increasing the complexity of 
our investment decisions. 

Delivery cost and financial sustainability 

It is recognised that the housing sector, our partners, and suppliers 
are facing challenges linked to the supply and availability of labour 
and materials due to EU Exit, the COVID pandemic, and issues in the 
supply chain.  A combination of factors including a surge in 
construction projects, shortage of skilled labour, high inflation, 
material shortages and a shortage in global shipping capacity has 

resulted in a sharp increase in costs.  Building materials prices 
reached a 40-year high towards the end of 2021, according to Royal 
Institution of Chartered Surveyors (RICS). 

The cost of living has increased for many households and especially 
our tenants and leaseholders since early 2021. In April 2022 inflation 
(Consumer Price Index) reached its highest level in 40 years with 
further increases since. This affects the affordability of goods and 
services for households.  We are committed to alleviating these 
pressures on households through our capital works programmes to 
create affordable warmth and help tackle fuel poverty. Some 
relatively straightforward measures such as improved insulation can 
help reduce the pressure on household budgets.  

Quality and Assurance 

It is essential that investment into the stock is protected and 
safeguarded to ensure value for money, continued performance of 
components, and asset value. Quality and assurance are key to 
ensuring that the work we deliver addresses the needs of our 
residents and beneficial for the stock if delivered safely, 
competently, and to a high standard. Divergence from agreed 
specifications or quality and assurance standards can place 
customers and residents at risk. We can also be exposed to 
additional cost such as increased repairs and maintenance 
expenditure and premature elemental replacement. Once the 
anticipated regulatory reforms are introduced, we could also be at 
increased risk of unlimited fines from the Regulator of Social 
Housing for failing to comply with a consumer standard, such as the 
Home Standard. 
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To ensure quality and assurance is guaranteed, we need to increase 
the number of surveyors to robustly manage our works programmes 
and ensure that this is informed by our stock condition survey data.  
There are several technical vacancies in our Housing Property Team 
due to a shortage of skilled labour in the sector. 

Contracts 

Contracts with external suppliers are required to provide the works, 
goods, and services to deliver many of our short, medium, and long-
term objectives. Over the next five years, this will include re-
procurement of most current contracts including responsive repairs, 
cyclical maintenance, and capital works, together with the 
development of a wide range of new contracts to support changes 
in strategy, particularly regarding building safety and energy 
efficiency.  

The uncertainty created by the pervasive skills shortages in this 
sector, supply chain issues, and the impact of Brexit and COVID will 
hamper our ability to contract with suppliers.  Such challenges will 
continue for social landlords working under any delivery model over 
the short to medium term. 

Contract management is vital to service delivery. Strong 
management will aim to maximise the benefits of our resources, 
improve standards and customer satisfaction. 

Skills Strategy 

Work continues to strengthen the structure, management, and 
resourcing of our Housing Property Team to create a comprehensive 
client-side skill base.  It is essential that we grow our own talent by 

continually investing in our people to improve competence but also 
to offer opportunities for colleagues to increase their technical 
knowledge and experience. 

We have introduced eight Surveyor Technician roles that are career 
graded. These roles offer training and advancement through a 
structured programme so that as a colleague’s technical knowledge 
and experience increases, so does their salary.  Once a candidate 
has completed the career path offered by the Surveyor Technician 
role, they will become a fully qualified Surveyor. 

New Homes 

The target to increase the number of units of accommodation by 
795 over the 2022-2026MTFP is for all forms of delivery. This 
includes acquisition, new build, and conversion (remodelling) of 
existing stock to provide additional homes. It is recognised that 
priorities, demands and legislation will change during this time and 
will potentially impact the extent to which we can deliver on our 
objectives that currently exist.  

It is not possible to define exactly where or how many homes will be 
delivered or pursued on individual sites or pieces of land as actual 
delivery is subject to a host of influencing factors. For example, in 
addition to family homes, there is demand for housing suitable for 
older people. This will include smaller properties built to lifetime 
standards, modern sheltered housing with emergency alarms, and 
extra care housing with 24/7 onsite care staff as an alternative to 
residential care homes.  As the population ages there will be an 
increasing need to ensure that housing remains suitable for people 
as their social and healthcare needs increase. 
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All new build and conversion projects must be financially feasible, 
achieving payback ideally by year 45, although up to 60 years is 
acceptable where schemes are proposed, which meets our strategic 
objectives, and/or support our efficiency programme within the 
MTFP. Where schemes are proposed that payback between 45 and 
60 years, an additional level of scrutiny and due diligence is applied.   

External funding is sought where possible; this might include Homes 
England grant, Commuted Sum funding (money received by the 
Council from housing developers which can be used to help provide 
affordable homes elsewhere, or improve open spaces in the area 
where the new homes have been built), or other sources.  We have 
a successful record in gaining funding, including £9.4M of Homes 
England grant funding between 2014 and 2022.  Since 2016 the 
Housing Service have delivered 83 Independent Living apartments in 
Priory View, 13 units of supported accommodation at Puddlehill, the 
first 111 units at All Saints View Independent Living Scheme, and 
168 acquired new homes.  

The HRA portfolio consists of several low-rise blocks formed of 
individual residential units - either flats or declassified sheltered 
housing.  Additionally, there are blocks consisting of individual flats 
directly above commercial units.  There is the potential to provide 
several additional units through the process of rooftop 
development, but this is an area to be tested thoroughly before any 
decision is made. 

Sustainability (Net Zero Carbon) and Fuel Poverty 

The Central Bedfordshire Sustainability Plan 2020 – 2030 is 
ambitious, even bold – “Work towards being carbon neutral in our 

own operations by 2030”.  The target identified within the 
Sustainability Plan is for properties to have a minimum Energy 
Performance Certificate (EPC) C between 2024-2030.  This 
commitment must be balanced with our commitment to reduce fuel 
poverty by providing tenants with an affordable level of warmth. 

In Central Bedfordshire, 12% of households were classed as fuel 
poor against a national average of 13.2%, according to the Annual 
Fuel Poverty Statistics Report published in 2022, which was based 
on 2020 data.  With rising fuel prices and the increase in the cost of 
living it is important to press forward with both decarbonisation and 
reducing fuel poverty.  Substantial energy efficiency improvement 
programmes have already been made and we will continue to 
improve the thermal properties of the housing stock.  

Figure 7: EPC scores for CBC housing stock 

EPC band 
No of 
properties % 

A 0 0 

B 170 3.4 

C 3570 70.8 

D 1274 25.3 

E 29 0.6 

F 1 0.0 

G 0 0.0 

 

The EPC rating system was designed to tackle fuel poverty, not 
carbon emissions and it is an indicator of how cost effective a 
property is to heat, rather than a measure of carbon production.  
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While it can be argued that heat efficiency and lower carbon 
emissions go hand in hand, an increased EPC score can be achieved 
by keeping a high carbon-producing heating system, which is 
working against the goal of becoming carbon neutral.  For the 
Housing Service to “Work towards being carbon neutral” we need to 
think wider than EPC scores. “Achieving” carbon neutrality will be 
difficult due to the nature/type of current housing stock, and the 
cost involved (where technology required is feasible). 

We anticipate that to meet our current requirements on carbon 
reduction, we will need to make a significant investment in 
insulation measures and new heating technologies.  To make any 
progress towards carbon neutrality we must change our mindset by 
making decarbonisation business as usual - thinking low carbon and 
renewable energy in everything we do (for example, all roof 
replacements to include solar photovoltaics (PV) panels) and 
consider ‘whole house’ implications when completing work. 

The technology around green energy heating systems is still 
developing and evolving.  While we will undertake some limited 
pilot schemes, we believe that we should, in the short term, 
continue to monitor how this market develops before committing to 
a future approach. 

Our phased approach to energy improvements  

The costs of achieving EPC-C are significant. We therefore plan to 
take an incremental approach to energy improvements by delivering 
retrofit measures on a phased basis until we achieve all electric, as 
shown in figure 7. 

 

Figure 8: Proposed incremental energy improvements and 
corresponding retrofit measures 

 

Research from Useful Projects’ CBC Baseline Assessment Report 
published in June 2022 shows that to bring one of our typical 3-bed 
semi-detached property to the standards set out in phase 1 (soft 
retrofit) would cost between £6,663 and £9,019, and to phase 2 

 Phase 1 
SOFT RETROFIT 

Phase 2 
DEEP RETROFIT 

Phase 3 
ALL ELECTRIC 

External Walls (W/m2K) Cavity Walls: 
0.52 (cavity insulated 

50mm) 

0.12 (externall insulated 
300mm) including 

450mm below ground 

0.12 

Roofs (W/m2K) 0.12 (400mm insulation) 0.12 0.12 

Doors (W/m2K) 1.0 1.0 1.0 

Windows (W/m2K)/ g-
value 

3.1/0.76 (double) 0.8/0.55 (triple) 0.8/0.55 (triple) 

Air permeability 
(m2/hr/m2@50Pa) 

8 2 2 

Thermal bridging (y-
value) (W/m2K) 

0.15 0.1 0.1 

Ventilation systems Natural with extractor 
fans 

Mechanical Ventilation 
with Heat Recovery 

(MVHR) 

Mechanical Ventilation 
with Heat Recovery 

(MVHR) 

Main heating fuel Mains Gas Mains Gas Electricity 

Heating System Boiler amd rads (cylinder 
in house, combi in flat eff. 

85%) 

Boiler amd rads (cylinder 
in house, combi in flat eff. 

85%) 

Air Source Heat Pumps 
(ASHP) 

Hot water tank 160mm insulation 160mm insulation 160mm insulation 

Heating system controls Programmer, roomstst, 
TRVs) 

Boiler interlock, time and 
temp zone control 

Boiler interlock, time and 
temp zone control 

Lighting 100% low energy 
(100lm/Watt) 

100% low energy 100% low energy 

Photovoltaics No No 3.2kWp ()8No. 400W) + 
battery (houses only) 
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standards (deep retrofit) a further £41,311 to £56,1541.  To achieve 
EPC-C we would need to complete a soft retrofit (phase 1) to 
houses, bungalows, and flats.  The full cost is estimated at £44.69M.  
A programme management approach will see a ‘fabric first’ delivery 
relaunched in 2023 and zero carbon heating and micro generation 
systems from 2025. 

The second wave of the Government’s Social Housing 
Decarbonation Fund (SHDF) was launched in Autumn 2022. The 
Department for Business, Energy and Industrial Strategy (BEIS), 
which administers the scheme, consider a consortium bid more 
attractive as its larger value will have a greater impact. The fund is a 
competitive application process but can provide 50% funding for 
successful bids to be spent by 31st March 2025.  We have a 
successful track record of achieving funding; in 2020 we were 
awarded £0.99M Green Homes Grant to Insulate 99 older park 
home units. In 2021, we were awarded an additional £3.91M Green 
Homes Grant (Local Authority Delivery, Phase 1B), of which 
approximately half will have been spent within the programme 
period. In 2022, we were awarded £1.65M Homes Upgrade Grant 
Phase 1 (HUG1) to improve 100 park homes in off gas areas.  

We acknowledge that, almost exclusively, the neighbourhoods that 
we manage now have a mixed and diverse tenure and resident 
profile. Within the boundaries of the funding arrangements of the 
schemes that we develop to tackle net zero carbon, we will 
endeavour to be inclusive. 

 

1 CBC Baseline Assessment Report (useful projects, June 2022) 

Contractors have a role to play in improving environmental 
sustainability and will be expected to demonstrate the same level of 
commitment as the Council. 

At the end of May 2021 there were more than 535,000 plug-in 
vehicles in the UK.  The number of battery electric cars registered in 
the UK rose by 79.8% in quarter 2 2020 compared to the same 
period in 2019.  Instances of residents trailing cables through shared 
communal areas to charge vehicles is expected to increase; this 
represents a considerable health and safety hazard. 
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5. Compliance and Building Safety  
We are committed to ensuring tenant and resident safety, and our 
intention is to ensure that assets meet all applicable health and 
safety requirements so that all residents and visitors are confident 
that they are in a safe and secure environment. We have invested 
heavily, £2.65M, in strengthening the safety of our assets over the 
last two years and we will maintain the necessary investment to 
ensure all our assets are compliant. 

The Fire Safety Act 2022 and Social Housing Regulation Bill have 
made and will make significant changes to how we operate.  There 
remains uncertainty around upcoming secondary legislation which 
will impact on the service provided to customers, to ensure their 
safety.  The Housing Compliance and Safety Team has been 
expanded to manage our approach to the critical area of building 
safety-based work and assurance. The Compliance and Safety Team 
meets the competency levels stipulated in the Government 
Competency Framework that came out of the Grenfell Inquiry and is 
fully compliant with the requirements of the Building Safety Act 
2022. 

Strong condition data, robust building assessments, and 
maintenance information will help protect the HRA from unplanned 
high costs and non-compliance.  As a building owner of higher risk 
residential buildings as defined by s.65 of the Building Safety Act 
2022, such as independent living schemes and high-rise buildings, 
we will compile and maintain safety case files and have appointed a 
Senior Housing Property Manager to support the management of 
our assets. 

We have an Asbestos Management Plan which sets out how we 
identify and manage asbestos in the properties and all asbestos 
related activities are carried out in accordance with the 
management plan and the Control of Asbestos Regulations 2012. 

We are undertaking Legionella and Water Hygiene risk assessments 
across our stock and have completed them in buildings that are 
deemed to pose a potential risk. We have removed legacy risks from 
buildings and taken steps to remove the potential for new water 
hygiene risks to be introduced during repairs or planned work.  
Water hygiene risk assessments and vacant property management 
processes are in place to ensure the risks are mitigated in any vacant 
property or building. 

We operate a policy that ensures the safety of tenants and 
leaseholders in all homes that contain a gas supply or associated 
appliances such as a fire to ensure we meet our legal obligations.  

Electrical safety inspections and associated repairs of the fixed 
wiring installations are undertaken at defined periods of time based 
on age and condition. 

In accordance with the Regulatory Reform (Fire Safety) Order 2005, 
we have undertaken fire risk assessments of all relevant assets. The 
assessments are reviewed on an annual basis and any remedial work 
required to mitigate the risks is reviewed, planned or undertaken in 
an appropriate timescale. We also carry out regular checks of the 
common parts of flats and blocks and this activity is monitored and 
recorded.  Where we do have fires, a comprehensive review is 
undertaken, in partnership with the Bedfordshire Fire and Rescue 
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Service, to ensure lessons learnt are captured and improvements 
become business as usual across Housing Services. 

Responsive Repairs 

Repairs and maintenance activity is a significant driver of customer 
satisfaction and therefore we are committed to further enhance 
social value and value for money for service users.  The Repairs 
Service is accessed by most tenants and is highly valued.  It is a key 
service with significant scrutiny. 

We recognise that to deliver the quality of service that our 
customers deserve, we must have a high degree of direct control 
over operational delivery, mainly due to problems in the supplier 
market, skills shortages, and supply chain issues. To achieve this 
control in the short term, we are moving towards an interim repair 
delivery solution from 2023 – 26. This is a key action planned for 
Priority 1 (see below) to minimise risk through procuring specific 
elements of the service separately. In the longer term, we will 
undertake an Options Appraisal on a Wholly Owned Company 
(WOC) option, as well as other procurement options.  CBC remains 
committed to partnering with suppliers, but also recognises that the 
supplier market at this time is facing a number of challenges. 

Damp, Condensation and Mould 

Every dwelling, irrespective of its construction, contains within its 
fabric mould spores which are dormant and completely harmless.  
However, given the right conditions these spores will germinate 
resulting in extensive growths of black mould. Mould in houses, 
even a small contamination, is a serious health risk which can result 

in asthma and other respiratory diseases.  Each year the Housing 
Service is contacted by residents with concerns about damp and 
mould on around 200 occasions.  

As part of our commitment to ensuring tenant safety, a zero-
tolerance approach to damp and mould will be undertaken. 

Re-let of vacant properties 

A critical aspect of meeting our obligation to residents is through 
our performance in re-letting properties, ensuring homes remain 
vacant for as short a time as possible and completed to the agreed 
re-let standard.  The number of vacant properties and the length of 
time taken to re-let properties has increased in recent years.  Since 
2018 the average re-let time (based on the Housemark definition) 
has increased from 19.50 days to 33.68 days in 2022; in part, this is 
due to the increased number of transitional accommodation units 
that we manage, (which are relatively high turnover), the impact of 
COVID and the poor performance of our contractor. We typically 
spend £1.1M completing work to 300 vacant properties each year. 

Capital works can be found at change of tenancy, which can delay 
the re-letting of that property. Properties that have the potential to 
become long term and high-cost re-lets are assessed to ensure that 
investment is appropriate, and that the properties will be 
sustainable following investment, with a positive future net present 
value.  
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Accessible homes – Adapting Homes for People with 

Physical Disabilities 

Over the last four years we have delivered 917 adaptations to our 
existing homes (for minor and major works) to improve the quality 
of life for residents and to allow them to live independently in their 
home.  This includes five major extensions to existing properties, 
providing accessible living accommodation to meet a specific need.  
Accessible homes have been provided (either by new build, 
conversion, or refurbishment) at Croft Green (Dunstable), The 
Birches (Shefford), The Meadows (Sandy) and Red Roof (Dunstable). 

Working in partnership with the Council’s Occupational Therapy 
service, as well as other Adult Social Care teams, we adapt and 
modify properties and fit equipment to help tenants with disabilities 
to continue to live in their homes through our Aids and Adaptations 
Policy. 

In all cases, a value for money assessment is made comparing the 
work that is needed to the benefit it will bring.  In some cases, it is 
necessary to offer a tenant alternative accommodation to ensure 
the best response to their needs. Alternative solutions could include 
the tenant moving into a home that has already been adapted, a 
new purpose-built home or a home that can be adapted, which 
better meets the resident’s long-term needs. 

Only in exceptional circumstances will we remove adaptations for a 
new tenant; level access showers will not be removed in ground 
floor properties, because in the longer term, the adaptation will be 
suitable for applicants requiring ground floor accommodation.  

Adaptations made in independent living accommodation will not be 
removed for the same reasons. 

As standard, all ground floor flats, independent living schemes and 
bungalows are fitted with level access showers when replacements 
are required either as part of the capital works replacement 
programme or at vacant status.  Similarly, lever taps are to be fitted 
to all properties as part of the standard specification. 

Asset Performance 

Evaluation 

Not all our housing stock is financially sustainable for the long term 
(with a negative NPV) and some schemes and property types are of 
either a poor-quality design or construction which makes long-term 
investment in the property either uneconomic or otherwise 
inappropriate.  This is an issue in respect of some sheltered housing 
stock that is of a non-traditional construction, or where its 
fundamental design makes lettings and housing management 
difficult. 

We use Active Asset Management principles to identify properties 
that have a poor social and economic performance. 

The combination of the sustainability analysis and financial 
assessment provides a comprehensive assessment of overall stock 
performance. Priority in terms of action will differ depending on 
whether financially poorly performing stock is located within a 
relatively sustainable or unsustainable location. 

The results from this assessment will be fundamental in delivering 
our five -year strategy for the stock, where investment decisions will 
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be prioritised having regard to the performance of the assets, 
delivery of social objectives and business plan affordability.  It will 
assist us to identify asset groups for more detailed options appraisal. 

Stock re-modelling and regeneration 

Whilst the housing stock is in generally good condition, most homes 
were built between 1950 and 1980; these homes ‘built of their time’ 
and do not all meet the expectations of residents in terms of 
modern living.  A key aspect of our stock evaluation is measuring 
against tenants’ expectations and consideration is given to 
remodeling or re-development. 

Where there are opportunities for re-modelling, we must consider 
decarbonisation opportunities, current demand pressures (which 
are substantial), and our longer term HRA Business Plan aspirations.  
There is a balance to strike between decarbonisation, regeneration, 
stock protection and compliance. 

Where simply refurbishing homes will not be sufficient to improve 
stock performance, the opportunity will be taken to either: 

a) work with partners to replace homes with new, high-quality 
properties that are better designed to meet the future needs 
of tenants and are of a type which helps the development of 
a balanced housing stock portfolio.  

b) Remodel properties to fulfil a different purpose to address 
housing need and ensure the optimum use of the housing 
stock.  

Where there is demand for larger homes the option to increase the 
size of existing properties is to be explored when properties are 

vacant.  In the last three years, we have extended five properties to 
provide additional living accommodation in the existing dwelling 
(see also the section titled ‘Accessible Homes – Adapting Homes for 
People with Physical Disabilities’) and we have converted existing 
stock to provide an additional 35 units of accommodation. 
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6. Strategic Priorities 

The strategic priorities of the Housing Asset Management 
Strategy are:  

Priority 1: Ensuring the health, safety and security of our 
residents and the communities in which they live 

Why is this important? 

All our homes meet our landlord obligations for health and safety 
compliance, ensuring that residents are safe, feel safe in their 
homes and have their voices heard. Our homes must be maintained 
and managed to a good standard, and the environment and 
infrastructure should be kept in good repair, remaining attractive 
and meeting residents’ expectations. 

Commitments for Priority 1: 

• Remedial actions required to meet the requirements of the 
Fire Safety Act 2021, the Building Safety Act 2022, and all 
other legislation, best practice guidance etc. will be 
identified, prioritised, and implemented. 

• A new demand-led approach to capital investment. Property 
components do not fail at a linear rate, so consideration is 
made for condition and the demands of use, occupation, and 
lifestyle. This allows work to be brought forward (e.g., 
kitchen replacements) ahead of a component predicted 
lifespan and allows delayed replacement where it is not 
required. 

• We will have implemented an appropriate new form of 
repairs delivery solution, to better respond to tenants’ needs 
in respect of responsive repairs. 

• Customer experience will be improved through development 
and implementation of a digital self-service portal that can 
be accessed 24-hours-a-day. 

• New Tenant Satisfaction performance measures will be 
published to allow tenants to hold us to account on 
consumer standard compliance. 

• Development of a refreshed Damp and Mould policy. 

• Tenants and residents will be consulted to ensure homes 
meet their needs.   

What is currently in place that will continue? 

• A stock condition survey of each property is completed 
once every five years to identify where capital investment 
is required, which will continue during this strategy period. 

• Garage sites viability will continue to be reviewed on an 
individual basis every two years and decisions on their 
viability assessed. In some cases, improved marketing or 
minor works can improve long term viability. 

• We will continue to consider alternative options for 
housing stock that is uneconomic to own or cannot be cost 
effectively improved, maintained, or is in areas where 
there is limited demand, including alternative use for the 
asset, re-development or disposal.   

• Work to improve communal spaces within our blocks 
commenced in 2019 and we plan further investment of 
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£4M over the MFTP.  We consider the whole property 
when planning works programmes and to strengthen the 
approach, retrofit co-ordination training is being 
implemented. 

• To protect against any potential impact from further 
increase in building prices, investment costs will remain 
under scrutiny throughout the delivery of the investment 
projects and other planned works.  The Capital Works 
Team will ensure cost and delivery against budget remain 
closely monitored. 

• To address shortages of skilled technical roles, we have a 
comprehensive workforce strategy to ‘grow our own’ 
competent people by attracting the right candidates and 
then train and develop them to meet the needs of the 
service.  Surveyors are trained to understand the asset life 
cycle, to ensure that work delivered meets our compliance 
obligations, is right first time and completed to a high 
standard. The workforce strategy will be reviewed to 
ensure that we meet the anticipated Competence and 
Conduct Standard that is expected to be introduced by the 
Regulator once the Social Housing (Regulation) Bill has 
been enacted. 

• We will continue to set clear contract objectives and 
monitor relevant key performance indicators to support 
delivery of agreed contract standards, as well as 
maintaining effective relationships with our suppliers. 

• We will continue undertaking water hygiene risk 
assessments to ensure that legionella risks are mitigated in 
any vacant property or building. 

• We will continue to undertake fire risk assessments and 
reviews on an annual basis, with any remedial work 
required to mitigate the risks planned or undertaken in an 
appropriate timescale. 

• We will continue to provide necessary and appropriate 
aids and adaptations to meet tenants’ specific needs. 

What else will be put in place? 

• We are working to improve how cyclical electrical testing can 
better inform our planned investment programme and 
support our collection of strong stock condition data. 

• A Damp and Mould policy is being reviewed to ensure that 
responses to reports of damp and mould are timely and 
reflect the urgency of the issue.  In addition, properties at 
high risk of damp and mould will be identified and a 
programme for the installation of ventilation systems to 
alleviate or prevent these issues will be developed.   

• The development and implementation of a digital self-service 
portal, which will enable customers to report, book 
appointments. This portal will also track the progress of 
repairs at a time convenient them; but also, allows access to 
safety information such as asbestos and gas servicing 
reports.  We understand that not all our customers are 
digitally enabled so traditional contact methods will still be 
made available. 

• Between March 2023 and 2026, we will move to an interim 
repairs delivery solution due to external factors including the 
uncertainty regarding EU exit and post-pandemic market and 
labour supply.  By procuring specific elements of the service 
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(gas, electrics, re-lets, repairs etc.) in discrete contracts, we 
can better manage uncertainty in the supply chain.  The 
interim model helps where we cannot predict how the 
market will develop and provides a position that delivers 
quality services but does not preclude any longer-term 
operating model. The negative consequence of this approach 
is likely to be higher client-side management costs. 

• Where capital works are necessary at change of tenancy, the 
priority will be to let the property and agree a works 
programme with the incoming tenant, providing choice on 
what is to be done and when. This will ensure that costs are 
accurately captured and delivered in a planned, rather than 
reactive, way. 

• Garage sites will be assessed against criteria including 
demand, anti-social behaviour, and the Net Present Value.  
Where sites are not viable for their current use, alternative 
uses will be considered. Once a site is deemed ‘not viable’, 
where possible, it will be cleared and secured.  This reduces 
unnecessary maintenance costs, and the site remains safe 
for the community. 

• We will review and consider the most cost-effective way of 
managing the commercial portfolio to ensure value for 
money is being achieved for the HRA. 

• Leaseholders will be engaged to agree a way forward to 
improve the exterior condition of our commercial stock. 
Consideration will be given to using the Estate and Green 
Space Improvements capital budget to either fully or partially 
fund improvements. 

• Works to play areas will be completed on a risk basis and 
funded through the Estate and Green Space Improvements 
budget over the period of this strategy. 

• In respect of ‘housing land’ shared by a host of other users 
(green spaces, roads, etc.) we will review the 
appropriateness of tenants paying for the upkeep of assets 
(through rents and service charges) that are not for their sole 
use. 

• Over the next 30 years, the HRA Business Plan is capable of 
enabling a combined capital and revenue budget, excluding 
debt-related costs of £1.81bn. Over the same period, and 
within this figure, a programme of £307M has been 
identified to ensure the housing portfolio remains fit for 
purpose.  This equates to a spend of approximately £57,000 
per property with the majority of spend focused on 
replacement kitchens, new roofs, and central heating 
replacement. 

• During the term of the MTFP, £2M has been allocated to 
provide accessible homes as part of our new build 
programme. 

• To minimise the risk of uncertainty with new contracts, 
specifications need to be current and unambiguous to 
increase the likelihood that high quality, competitive tenders 
will be received. Flexibility and use of digital technology will 
be incorporated into agreements where possible, to allow us 
to respond quickly and efficiently to changes in service need 
and regulations. 
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Priority 2: Align with the Council’s Sustainability Plan 
moving towards net zero carbon by 2030 and reduce fuel 
poverty 

Why is this important? 

Residential housing is responsible for 22% of all UK carbon emissions 
(if emissions from consumed electricity are included), and social 
housing contributes 10% of this. At the same time, the cost-of-living 
crisis and huge increase in energy costs places many residents at risk 
of fuel poverty, unable to affordably heat their homes.  

Commitments for Priority 2: 

• The Central Bedfordshire Sustainability Plan 2020 – 2030 
includes a commitment to “Work towards being carbon 
neutral in our own operations by 2030”. We are committed 
to working towards being carbon neutral but carbon 
neutrality for our housing stock cannot feasibly be achieved 
by 2030. This commitment will be balanced with our 
commitment to reduce fuel poverty by providing tenants 
with an affordable level of warmth. 

• We will review the anticipated revised Decent Homes 
Standard and will plan work programmes to ensure that our 
homes meet the new standards. 

• We will pursue all opportunities for external funding that 
will benefit our residents through increasing the energy 
efficiency and consequently the warmth of their homes. 

• The target identified within the Central Bedfordshire 
Sustainability Plan 2020 – 2030 is for properties to have a 

minimum EPC-C between 2024-2030.  The EPC rating 
system was designed to indicate the energy efficiency of a 
property, not to measure carbon emissions.  Rising fuel 
prices and increased living costs make it imperative that we 
press forward with reducing fuel poverty. 

• The aim is to work towards carbon neutrality and tackle fuel 
poverty consecutively, but due to the type/nature of our 
housing stock, achieving one does not necessarily mean 
that we achieve both. 

What is currently in place that will continue? 

• Although the Housing Service has installed Air Source Heat 
Pumps (ASHP) in all properties where there is a benefit (off 
gas and suitable for retrofit) the technology is still being 
developed, so further installations are likely to be limited to 
pilot schemes. The market will be monitored before 
committing to a future approach. 

• Proven energy performance improvement works will 
continue to be made, including installation of double-glazed 
windows, cavity wall and loft insulation, high efficiency 
condensing boilers, high density insulation to storage tanks, 
pipes and equipment, the installation of modern heating 
controls, including thermostatic valves on radiators, solar 
panels, and external wall insulation. 

What else will be put in place? 

• The costs of achieving EPC-C are significant, requiring retrofit 
measures such as insulation, heating and hot water systems 
and microgeneration systems (e.g., solar panels).  To achieve 
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the EPC-C target, we estimate a required capital expenditure 
of £23.59M over the MTFP (£44.69M in total 2023-2030).  
We will undertake a phased approach with our focus initially 
on ‘fabric first’ energy improvements, installing and 
improving insulation in homes so that they are better able to 
retain the heat that they generate, with delivery relaunched 
in 2023 and zero carbon heating and micro generation 
systems delivered from 2025 (assuming technological and 
fuel poverty concerns can be addressed). 

• The 2030 sustainability targets are challenging in terms of 
delivery. Contractors with the required PAS 2030 (a retrofit 
standard framework) accreditation are in short supply and in 
high demand. There is only one Trustmark accredited 
installer in Central Bedfordshire. Also, all retrofit fit work 
needs further oversight with Retrofit Assessors, Retrofit 
Coordinators and Designers in accordance with PAS 2035 
(created to stop damp and mould issues with poorly 
designed and installed retrofit measures). To be successful 
we must work, in partnership with suppliers, assist local 
small to medium enterprises to gain necessary accreditation 
and provide assurances on volumes of work to incentivise 
contractors to locate in Central Bedfordshire.  A proactive 
approach is required to develop the market, working closely 
with other social landlords in the area – e.g., Grand Union 
Housing Group, Catalyst Housing and Paradigm.   

• An application will be made for the second wave of the 
Government’s Social Housing Decarbonation Fund (SHDF) 
that was launched in Autumn 2022.  We will lead a 
consortium, including Grand Union Housing Group. The fund 

is a competitive application process and can provide circa 
50% funding for successful bids to be spent by 31st March 
2025. 

• Where possible, we will look to deliver tenure blind schemes 
that help Central Bedfordshire achieve its wider aims to 
reduce carbon emissions and protect all residents from fuel 
poverty. In mixed tenure schemes, we will engage with 
leaseholders to agree a way forward and consideration will 
be given to supporting private (homeowner) applications for 
grant funding, potentially through assistance under the 
Council’s Housing Assistance Policy. 

• We have bid for £2.264M of SHDF funding, of which £1.054M 
is for Council properties. This will require £1.124M of CBC 
match-funding over the two financial years 2023/24 and 
2024/25 to allow for £2.178M of works to be undertaken on 
. Approximately £1.92M is allocated each year within the 
Stock Protection programme for building fabric 
improvements, and it is expected that £0.5M of this existing 
budget can be used for match funding.  The shortfall can be 
funded by a reduction in the Future Investment programme, 
reducing ‘non-fabric’ stock protection capital investment or 
additional borrowing (any reduction in ‘non-fabric’ capital 
investment must consider the impact on resident wellbeing).  
Decarbonisation should become ‘business as usual’ and 
considered at every stage of every project, mindful that 
tackling fuel poverty within the existing stock is also an aim 
that does not always align with decarbonisation. 

• Additional bid funding is expected to be made available in 
future years for sustainable capital investment; for example, 
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a new Clean Heat Grant scheme will be launched later in 
2022 applicable to air, ground and water source heat pumps. 

• A review will be completed for the provision of fuel supply 
for electric vehicles in shared accommodation.  The housing 
service will take advantage of any funding available for the 
provision of electric vehicle recharging posts. 

• Where sites are awaiting development works, or have no 
other value, consideration will be given to creating woodland 
or re-wilding. Consideration will be given to offering to 
“offset” for developers who would rather pay the Council to 
do so. Any income will be used for long term maintenance of 
the land.  

• Contractors will be expected to ensure any waste from 
programmes is minimised. This will be monitored through 
contract management.  Wherever possible, waste will be 
recycled, providing environmental benefits, and reducing the 
cost of waste disposal. 

Priority 3: Create a housing portfolio that responds 
effectively to local housing need so that we can manage 
housing demand pressures 

Why is this important? 

Affordable housing need is high in Central Bedfordshire and will 
continue to increase with the effects of the cost-of-living crisis. 
Many more people will be unable to enter the home ownership 
housing market (due to increasing interest rates) and will be unable 

to afford private sector rents. Additional, quality affordable housing 
delivery is crucial to enable local people to remain in the area. 

Commitments for Priority 3: 

• The delivery of 795 units of accommodation over the MTFP 
(2022-26), which includes all forms of delivery such as 
acquisition, new build, and conversion (remodelling) of 
existing stock.  There is the potential to provide several 
additional units through the process of rooftop 
development, which is an area to be tested thoroughly. 

• Properties with a poor social and economic performance will 
be identified. For example, low demand or high costs.  Once 
identified, options will be considered including targeted 
capital investment, changes in use and tenure, disposal, 
demolition, or redevelopment to provide properties that are 
fit-for-purpose and better performing.  Funds generated 
from disposals will be reinvested in new development or 
acquisitions in-line with housing demand. 

• We are committed to bring re-let times back to 25 days, 
reducing delay to re-letting existing affordable homes as 
soon as possible. 

What is currently in place that will continue? 

• As part of programmed investment, aligning with strategic 
objectives, and engagement with residents and tenants, the 
option of developing additional affordable homes on garage 
sites will continue to be a primary consideration.  Where this 
is not possible, the community will be engaged to explore 
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alternatives including additional surface parking or 
neighbourhood parks. 

• The review of Housing land previously identified 21 sites 
where development may be possible.  An initial 12 sites 
offering up to 170 new homes was identified in 2021/22 and 
will continue to be progressed through the feasibility stage. 

What else will be put in place? 

• In determining the nature and type of accommodation 
required, we will work with strategic partners to identify and 
respond to the changing demand for housing within Central 
Bedfordshire.  In addition to family homes, there is demand 
for housing suitable for older people. This will include 
smaller properties built to lifetime standards, modern 
sheltered housing with emergency alarms, and extra care 
housing with 24/7 onsite care staff as an alternative to 
residential care homes. 

• Decisions about stock options (remodelling, redevelopment) 
will be taken in the context of robust neighbourhood 
strategies and analysis of local demand. Opportunities will be 
provided to local residents to become more involved in the 
process to help shape the future of their neighbourhoods. 

• We will investigate and consider opportunities to add 
additional storeys to existing blocks of flats, based on a 
number of factors.  Desktop assessment of relevant blocks 
will be undertaken to determine opportunity and feasibility.   

• Using Active Asset Management principles, properties that 
have a poor social and economic performance will be 
identified, for example where there is relatively low demand 

or high costs.  Once identified options will be considered 
including targeted capital investment, changes in use and 
tenure, demolition, or redevelopment to provide properties 
that are fit for purpose and better performing.  Funds 
generated from disposals are to be reinvested in new 
development or acquisitions in line with housing demand. 
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7. Next Steps 
To achieve the priorities as set out above, we will: 

• Work in partnership and engage with our tenants and other 
stakeholders to progress the actions within strategic 
priorities and commitments of this strategy. 

• Progress the procurement of contracts required to deliver 
the strategic priorities. 

• Ensure that we are aligned with the strategic priorities and 
that the workforce plan supports the delivery of the strategic 
priorities. 

• Use this strategy to inform ‘in year’ and annual budget 
review decision making, providing a clear steer where budget 
pressures require prioritisation of activities. 

• Continue to review and consider advances and technology, 
particularly measures and innovation to improve the energy 
efficiency of our homes, reducing carbon emissions, and 
tackling fuel poverty. 

• Continue to explore all external funding opportunities to 
assist the Council deliver the strategic priorities. This includes 
carbon reduction related funding, Homes England affordable 
home funding, and Commuted sum funding obtained by the 
Council. 

• Enhance and strengthen our stock condition database and 
understanding of the housing assets to support decision 
making.   

Monitoring and Measuring Success 

The priorities identified will be supported by sub-policies (e.g. damp 
and mould policy) and action plans with key milestones.  Delivery 
and achievement of the commitments within the strategy will be 
overseen by the Housing Service Management Team, Tenants 
Representation, and will be reported through the Council’s 
performance framework. 

Tenant Satisfaction Measures (from April 2023) will provide a clear 
public position, along with our annual report on our performance as 
a social housing landlord. 
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8. Review of the Strategy 
This strategy is prepared in consultation with residents of Central 
Bedfordshire and elected Members to make sure stakeholder 
priorities are properly considered and there is public participation in 
the democratic process.  Feedback gained directly informs the final 
content of this strategy. 

The Council’s Head of Housing Property has overall responsibility for 
the ongoing development of this strategy, to be reviewed annually 
during the budget setting process.  Any alterations that may be 
required for operational reasons will be agreed by the Head of 
Housing Property, substantial changes to our priorities and overall 
direction of travel will not be authorised without appropriate tenant 
involvement and Executive consideration and approval. 

The next HAMS will be developed in consultation with tenants and 
approved at Executive in 2028. 
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9. Contact information  
If you want to find out more or discuss any aspect of this Housing 
Asset Management Strategy. You can: 

Email us at: james.yeomans@centralbedfordshire.gov.uk  

Call us on: 0300 300 8302 

Write to us at: Housing Property Team, Watling House, High Street 
North, Dunstable, Beds, LU6 1LF 

 

 

  

mailto:james.yeomans@centralbedfordshire.gov.uk
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Appendix A Proposed Tenant Satisfaction Measures (TSMs) 

The Government are proposing 22 tenant satisfaction measures, covering 

five main themes. Ten of these would be measured by landlords directly, 

and 12 by landlords carrying out tenant perception surveys. 

The draft tenant satisfaction measures, as of 21 September 2022, are 

summarised below. 

 

Theme Measure How Measured 

Overall 

satisfaction 

Overall satisfaction Measured by doing 

tenant perception 

survey 

 

 

Keeping 

Properties in 

Good Repair 

 

Homes that do not 

meet the Decent 

Homes Standard  

Measured by landlords 

directly 

Repairs completed 

within target timescale  

Measured by landlords 

directly 

Satisfaction with 

repairs  

Measure by doing 

tenant perception 

surveys 

Satisfaction with time 

taken to complete 

most recent repair  

Measure by doing 

tenant perception 

surveys 

 

Theme Measure How Measured 

 

 

 

 

 

Maintaining 

Building Safety 

   

  

Gas safety checks  Measured by landlords 

directly 

Fire safety checks  Measured by landlords 

directly 

Asbestos safety checks  Measured by landlords 

directly 

Water safety checks. Measured by landlords 

directly 

Lift safety checks  Measured by landlords 

directly 

Electrical safety checks 

(subject to review) 

Measured by landlords 

directly 

Satisfaction that the 

home is well 

maintained and safe to 

live in  

Measure by doing 

tenant perception 

surveys 

Theme Measure How Measured 

 

 

 

Complaints relative to 

the size of the landlord  

Measured by landlords 

directly 

Complaints responded 

to within Complaint 

Measured by landlords 

directly 
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Effective 

Handling of 

Complaints 

  

   

Handling Code 

timescales  

Satisfaction with the 

landlord’s approach to 

handling of complaints  

Measure by doing 

tenant perception 

surveys 

Tenant knowledge of 

how to make a 

complaint  

Measure by doing 

tenant perception 

surveys 

Theme Measure How Measured 

 

 

Respectful and 

Helpful 

Engagement 

   

Satisfaction that the 

landlord listens to 

tenant views and acts 

upon them -  

Measure by doing 

tenant perception 

surveys 

Satisfaction that the 

landlord keeps tenants 

informed about things 

that matter to them  

Measure by doing 

tenant perception 

surveys 

Agreement that the 

landlord treats tenants 

fairly and with respect -  

Measure by doing 

tenant perception 

surveys 

Theme Measure How Measured 

 

 

Anti-social behaviour 

cases relative to the 

size of the landlord  
 

Measured by landlords 

directly 

 

 

Responsible 

neighbourhood 

management 

 

 

 

 

 

 

 
 

Percentage of 

communal areas 

meeting the required 

standard (subject to 

review) 

Measured directly by 

landlords 

Satisfaction that the 

landlord keeps 

communal areas clean, 

safe, and well 

maintained  

Measure by doing 

tenant perception 

surveys 

Satisfaction that the 

landlord makes a 

positive contribution to 

neighbourhoods  

Measure by doing 

tenant perception 

surveys 

Satisfaction with the 

landlord’s approach to 

handling of anti-social 

behaviour  

Measure by doing 

tenant perception 

surveys 
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Appendix B - Delivering the Housing Asset Management Strategy 
(HAMS) 2013 

The 2013 HAMS included a number of planned actions from 
paragraphs 99 to 115. Below is a summary review of those planned 
actions, with comments as to whether the actions were achieved, 
and if not, why not. 

99. The HAMS will be delivered through the Service Plans and the 
Asset Management Programme. The QL data base will be at the 
heart of the delivery programme. 

Progress update – this is Business as Usual and is how the HAMS is 
delivered, service plans and the asset management programme 
budget setting process will both align with HAMS, which provided 
the strategic priorities.  

100. The preferred approach will be to work in partnership with 
contractors and consultants ensuring lean structures and simple 
processes, avoiding duplication while retaining robust governance 
and accountability. This may include establishing new delivery 
models, including joint venture companies. 

Progress update – this action was progressed during the re-
procurement of the Council’s partnership contractor in 2019. The 
Alliance Contract (between CBC and Equans, formerly Engie) has 
been operational since September 2019. Responsibility for the 
delivery of repairs, planned maintenance and re-lets was awarded to 
Engie for ten years in March 2019 under an Alliance framework. The 
approach followed earlier procurements and delivery models with 
previous partners Grand Union Housing and Jeakins Weir. 

The Alliance framework was based on Egan partnering principles and 
provided innovative and relatively risk-free contractual 
arrangements for Engie, whilst giving the council control and 
flexibility over the scope and costs of works. The ten-year contract 
was expanded in 2020/21 to include major refurbishments delivered 
through Engie Regeneration. 

101. Framework arrangements will be put in place for the 
engagement of consultants. Significant development and financial 
engineering will be necessary to maximise the financial and land 
resources available to the HRA. A development partner(s) will be 
selected who will act as the development partner, in full or in part. 

Progress update – this action is partially met as the Council 
developed a contract with Savills, who themselves provided a 
number of contractors to the Council through framework 
agreements Savills had in place. Whilst this is not what the action 
envisaged, it resulted in the appointment of contractors to work for 
the Council, who might not have done otherwise.  

102. In order to reduce tender administration, contracts will be 
developed undertake a broad range of work, rather than tender for 
individual elements of work. Where this is not feasible, framework 
contracts will be developed against which work will be called off 
when necessary. 

Progress update – this action was progressed through the re-
procurement of the Council’s partnership contractor in 2019. The 
Alliance Contract (between CBC and Equans, formerly Engie) 
included responsibility for the delivery of repairs, planned 
maintenance and re-lets was awarded to Engie for ten years in 
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March 2019 under an Alliance framework. The ten-year contract was 
expanded in 2020/21 to include major refurbishments delivered 
through Engie Regeneration, hence expanding the range of work 
within one contract.  

103. Contracts will be long term, 5 – 10 years plus, partnering 
arrangements. Where appropriate current contracts will be 
migrated to partnering arrangements. 

Progress update – as stated in 102 above, this action was progressed 
through the re-procurement of the Council’s partnership contractor 
in 2019. The Alliance Contract (between CBC and Equans, formerly 
Engie) included responsibility for the delivery of repairs, planned 
maintenance and re-lets was awarded to Engie for ten years in 
March 2019. The ten-year contract was expanded in 2020/21 to 
include major refurbishments delivered through Engie Regeneration. 

104. We will work with local contractors to maximise local 
employment, skill development, apprentices and spend. This is likely 
to need authority achieved through the Council’s financial standing 
orders, IT and procurement policies in order to use cascade 
contracts, e.g. ebbing and flowing the work with contractors 
depending on their financial and operational capacity to deliver 
outcomes. 

Progress update – the development and establishment of the 
Alliance contract partnership arrangement enabled the Council to 
support and influence Engie/Equans to utilise local contractors as 
sub-contractors. Further some short-term contracts established in 
2021/22 were with local contractors.  

105. Procurement will be delivered in partnership with single point 
of contact and recording. A requirement of working with CBC will be 
to have ICT links to update information on the QL system and 
provide electronic invoicing. 

Progress update – this action was again progressed through the re-
procurement of the Council’s partnership contractor in 2019. The 
Alliance Contract (between CBC and Equans, formerly Engie) 
included the establishment of a single point of contact between the 
organisations. In addition, Engie/Equans were required and did use 
the QL system, including the scheduling of work.  The delivery of 
electronic invoicing was explored but was prevented by the Council’s 
auditing service, who required the production of physical invoices. 

106. To maximise the benefits of scale we will explore working with 
departments throughout CBC, other local authorities and 
organisations while retaining a local approach to delivery. 

Progress update – in terms of new housing delivery, the Housing 
Service works with the Council’s Capital Construction Service on 
larger projects and also the Council’s contracted service, Consertus. 
Projects include Grove View in Dunstable and Steppingley Road 
Independent Living scheme in Flitwick. Limited discussion has been 
made with Luton Council and Grand Union Housing Association, but 
neither organisation is actively pursuing joint working with Central 
Bedfordshire up to now. 

107. We will review the use of set targets for void properties and 
day to day repairs, encouraging contractors to complete voids works 
as quickly as possible and plan response maintenance with tenants, 
developing timed appointments in exchange for more flexible works 
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scheduling, including evening and weekend working. We will look to 
agree a reward mechanism with contractors that recognises 
exceptional performance. 

Progress update –there was a move towards measuring average 
performance and move away from individual set targets, in order to 
give residents more flexibility (residents can choose an appointment 
date outside set targets).  The Alliance Contract included a reward 
mechanism to incentivise providing value money and improved 
performance. 

108. We will work with tenants who want to carry out repairs to 
their own homes e.g. carrying out work with the Council providing 
materials. 

Progress update - This began to be explored pre-COVID lockdown but 
has not since been re-opened as a possible initiative that some 
tenants would want to progress further. 

109. We will work with tenants to help determine standards for 
regeneration, refurbishment, and new build. 

Progress update – This has not been significantly progressed. 
Tenants are invited to comment on specific schemes, such as the 
planning open days (example Court Drive, Dunstable), but design 
standards have more regard to the legal and best practice 
requirements that the Council has to meet. These include the 
National Design Guide promoted by Homes England for funded 
affordable homes projects. The drive towards zero carbon and new 
safety legislation also helps set standards. 

110. Governance will be exercised through a risk management 
approach to control, inspection, and survey. There will be ownership 
by staff of contracts and geographic patches. Contractors will be 
expected to develop both independent and joint approaches to 
Quality Control. 

Progress update - there was a drive to share responsibility for cost 
and quality within the Alliance contract with the Governance 
through partnership and contract monitoring arrangements. At 
Officer level, joint working and co-location helped engender joint 
responsibility. The geographical patch proposal did not progress. 

111. Information management system will drive decisions on stock 
investment. In particular the planned maintenance decisions will be 
informed by survey and the demands of response maintenance. 

Progress update – as continued within this refreshed HAMS, 
information and stock condition intelligence is developed from stock 
condition survey and responsive repair data, and all this information 
helps drive decisions on stock investment. This is really a ‘business as 
usual’ process now with every property being surveyed at least once 
every five years. 

112. Where major works are necessary at change of tenancy, the 
priority will be to let the property and agree a works programme 
with the incoming tenant, providing choice on what is to be done 
and when. 

Update – this was not progressed significantly, but it is in the new 
HAMS as an action going forward, to try and reduce empty property 
turnaround time. 
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113. We will act commercially with our contractors to provide 
maintenance services to other tenures e.g. owner occupiers. 

Progress update – in the main, this has not progressed, it has not 
been a priority in comparison with ensuring that the maintenance 
service is as good as it can be for our own tenants. A repairs service 
is offered to private landlords under the Let’s Rent scheme as part of 
a full management service available, but no progress has been made 
to develop a commercial offer to owner occupiers in the area. 

114. In the longer term we will explore other forms of delivering our 
contracted services, including Joint Venture Vehicles. 

Progress update – this is still a longer-term consideration. When the 
Alliance Contract was procured, there was soft market testing to 
explore other options such as joint venture and at the time there was 
not the appetite within the market. Consequently, the Council 
progressed the Alliance contract.  

115. Redevelopment will be driven by the ability of the housing 
portfolio to meet demand and/or the economic viability of existing 
stock. In crafting the Asset Management Plan the individual 
economic viability of managing and maintaining stock will be 
identified and investment decisions made to retain, improve or 
dispose of stock. This will include reviewing our approach to service 
charge allocation for capital and revenue works. 

Progress update – housing demand and economic viability are 
always considered in terms of whether to redevelop part of the 
housing portfolio or not. Currently this is more of a piecemeal or 
‘case by case’ approach but should develop more comprehensively as 

the latest stock condition survey move towards a far larger sample 
size in 2023. 
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Call: 0300 300 8302  
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