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1. Decision required 

 

This report recommends that Cabinet: 
 

1.1 Notes the substantial council housing investment in excess of £800m to 

deliver a further c1,000 new council homes whilst investing in the standards 

and conditions of existing homes, by way of the affordable, sustainable and 

prudent measures set out below. 

 

1.2 Approves the Housing Revenue Account (HRA) scheme and estimates of 

£403,335,000 for a Housing 5-year Capital Programme including Repairs & 

Investment Team and Disability Home Improvement Team (aids and 

adaptions) salaries to deliver the programme, based on the information set 

out at section 6. 

 

1.3 Notes that an annual review report regarding the 5 year capital programme 

will be presented to Cabinet with an update on the programme and 

requests for any virements due to underspends, overspends or new 

priorities identified. 

 

1.4 Approves the delivery of c.1,000 new Council homes for Phase 2 of the 

Greenwich Builds programme.   

 

1.5 Notes that further reports will be presented to Cabinet which will detail the 

sites recommended for inclusion in the Greenwich Builds Phase 2 

programme.   
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1.6 Approves the funding profile of the Greenwich Builds Phase 2 programme of 

£397.32m as follows: 

 

• HRA Capital resources  £24.00m  

• Right to Buy receipts  £128.90m 

• GLA grant    £38.19m  

• HRA borrowing   £185.76m  

• S106 affordable housing  £10.03m 

• General Fund Borrowing  £10.44m 

 

1.7 Agrees to delegate to the Director of Finance in consultation with the 

Cabinet Member for Finance and Resources and the Cabinet Member for 

Housing, authority to approve virements between funding sources (HRA / 

GLA / Right to Buy receipts / HRA borrowing / S106 affordable housing / GF 

Borrowing), within the overall funding envelope agreed by Cabinet for the 

delivery of the Greenwich Builds Phase 2 programme, to reflect the 

potential for funding variances. 

 

1.8 Notes the successful bid to the GLA for the Affordable Homes for 

Londoners (2021-2026) Programme currently valued at £38m and agree to 

enter into the grant agreement.  

 

1.9 Notes officers will continue to apply for GLA grant to deliver more Council 

homes as part of the Affordable Homes for Londoners Programme (2021-

2026) and agree to delegate to the Director of Regeneration, Enterprise & 

Skills in consultation with the Director of Finance to enter into any 

additional GLA grant for this purpose. 

 

1.10 Notes that the sums requested in this report are based on the most up to 

date cost estimates to deliver 1,000 new homes, based on the tender costs 

for the elements of Greenwich Builds Phase 1 that have been tendered to 

date.   

 

1.11 Agrees to delegate to the Director of Regeneration, Enterprise & Skills the 

authority to award contracts following Contract Standing Orders and taking 

account of the Council’s social value objectives. 

 

1.12 Delegates to the Director of Regeneration in consultation with the Leader, 

Cabinet Member for Resources, Cabinet Member for Housing and the 

Director of Finance authority to make acquisitions of new homes, to 

support the delivery of the Greenwich Builds Phase 2 programme, subject to 

any proposal producing a business case demonstrating a high level financial 

viability within the HRA. 
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1.13 Notes that officers will explore the options for cross subsidy to enable the 

Council to deliver more Council homes.   

 

2. Links to the Royal Greenwich high level objectives 

 

2.1 This report relates to the Council’s agreed high-level objectives as follows: 

 

• A Healthier Greenwich 

• A Safer Greenwich 

• A Great Place to Grow Up 

• Delivering Homes Through Economic Growth 

• A Cleaner, Greener Greenwich 

• Economic Prosperity for All 

• A Great Place to Be 

• A Strong Vibrant and Well-run Borough 

 

2.2  Specifically, this report makes a direct contribution to the objectives above 

as it will provide good quality low carbon emitting new build homes to local 

people at affordable rents.  In doing so it will reduce the number of people 

in housing need, reduce fuel poverty for those residents and deliver against 

the Council’s carbon reduction targets as part of its pledge to tackle climate 

change. 

 

2.3 The requests for approval in this report also addresses the following 

priorities in the 2021- 2026 Housing Strategy: 

Strand 1: Ensuring the supply of high-quality homes 

Strand 2: Tackling homelessness and ending rough sleeping 

Strand 3: Support for specific housing needs 

Strand 4: Safe and sustainable homes for all 

Strand 5: Building resilient and vibrant communities and 

neighbourhoods 

 

2.4  By taking direct action to build new homes, the Council is also contributing 

towards its housing delivery targets set out in the Local Development 

Framework including the Core Strategy and Site Allocations Local Plan.  

 

3. Purpose of Report and Executive Summary 

 

3.1 This report sets out a medium term HRA capital investment programme up 

to 2028/29, this investment is required and can be sustained within the 

projected resources available in the HRA.  This capital investment is 

directed to two places: the maintenance of our 26,000 existing tenanted and 
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leasehold homes, and the delivery of an additional c1,000 new Council 

homes in the Greenwich Builds Programme. 

  

3.2 The HRA Medium Term Financial Strategy (MTFS), contained elsewhere on 

this Cabinet agenda, sets out the short term plans and priorities for the 

HRA.  The MTFS has demonstrated that the HRA rent proposals, savings 

and cost reduction measures, taken as a whole, have created financial 

headroom for a significantly expanded Council housing investment and new 

build delivery programme.   

 

3.3 The expansion of capital spend on existing stock from circa £36m to circa 

£73m per annum will be the largest investment in council stock since the 

decent homes programme of the 2000s; the cumulative Greenwich Builds 

programme has been the largest since the 1970s. Both continue the Royal 

Borough’s proud history of investment in council housing for local 

communities running back to the beginning of the 20th Century. 

 

3.4 In October 2021, Cabinet agreed £39m of additional capital scheme and 

estimates for 2022-24.  The early agreement of these estimates allowed 

procurement work to start and will maximise delivery in 2022/23.  This 

increased existing Cabinet approvals to £92m over the next two years.   

 

3.5 This report seeks budget approval to continue this momentum to deliver a 

much needed five year programme of major works and improvements 

across the Council’s HRA Housing stock, from 2024/25 to 2028/29.   

 

3.6 These works were identified mainly through stock condition survey 

information and an additional project to identify necessary works to achieve 

zero carbon.  We have also included referrals from the responsive repairs 

team including the outcome of complaints and members enquiry.   

 

3.7 This approval will ensure that we discharge our obligations under building 

and fire safety regulations and above all put residents’ safety at the heart of 

what we do.  The budget approval sought combined with the previous 

Cabinet approvals will enable the Repairs and Investment team to forward 

plan and programme works, taking account of the scale, resident 

engagement and consultation needs and the complexity of these schemes. 

 

3.8 The budget approval sought also includes an element for Hidden Homes – 

converting a limited number of spaces in existing blocks to provide much 

needed new homes and the cost of adaptation of RBG properties in the 

borough to facilitate independent living. 
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3.9 The Royal Borough of Greenwich (RBG) has been delivering new council 

homes since 2011, however, we were limited by a ‘borrowing cap’ on the 

Housing Revenue Account (HRA).  In Autumn 2018, following removal of 

the ‘borrowing cap’ Cabinet approved the start of an ambitious delivery 

programme to provide a further 750 new council homes. 

 

3.10 The new council homes are now being delivered by the Greenwich Builds 

team.  In December 2021, Cabinet received an update on the Greenwich 

Builds phase one programme, and Members were asked to note the 

significant progress that had been made in the delivery of the phase one 

Greenwich Builds programme, which is likely to exceed the target of 750 

new homes.    

 

3.11 Members will be aware of the growth in the number of households in 

priority need on the waiting list, the decrease in housing associations’ 

development programmes for new homes for rent, and the continued 

reduction in the amount of RBG owned stock through tenants’ right to buy.  

Each of these issues creates financial and practical challenges for residents 

and creates a demand for affordable housing that the borough must satisfy. 

 

3.12 To meet the demand for more affordable housing, a development 

programme for a further 1,000 new council homes has been developed.  

This report summarises Greenwich Builds Phase One progress to date, 

details the reasons for the request, the delivery options and financing for the 

programme, the assessment criteria applied to the selection of each site for 

the programme and the social value that RBG will expect to be added to 

this programme. 

 

4. Housing 5 Year Capital programme 2024/25 to 2028/29 

 

 Stock Condition 

4.1 Savills carried out a stock condition survey of 20% internal and 100% 

external of our stock in 2017-2018 and the outcome shows that we will 

need to invest £589,211,519 (at current prices) on key components in the 

next 30 years to maintain our stock to a good standard as per the Table 

below.  It should be noted that this does not include an uplift for building 

cost inflation that is extremely significant in the sector at present. 
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Desktop 
1 to 5    
(£000) 

6 to 10 
(£’000) 

11 to 15 
(‘£000) 

16 to 20 
(‘£000) 

21 to 25 
(‘£000) 

26 to 30 
(‘£000) 

Total 
(‘£000) 

Kitchen £5,718 £3,796 £15,695 £39,443 £22,133 £12,281 £99,066 

Heating £31,800 £12,610 £9,474 £24,286 £8,611 £8,082 £94,863 

Roof/Roofline £29,244 £14,212 £11,269 £11,840 £10,193 £15,440 £92,198 

Bathroom £19,658 £10,542 £11,918 £6,168 £4,636 £7,252 £60,174 

Walls £18,116 £16,547 £9,175 £5,197 £4,783 £3,971 £57,789 

External Areas £19,782 £11,147 £6,241 £1,560 £7,297 £4,275 £50,302 

Services £15,048 £6,168 £4,747 £2,839 £9,978 £755 £39,535 

Doors £4,734 £2,472 £5,468 £9,194 £9,434 £2,625 £33,927 

Windows £3,269 £2,601 £4,168 £2,433 £9,442 £10,806 £32,719 

Electrics £2,850 £782 £4,250 £5,597 £8,293 £6,866 £28,638 

Total £150,219 £80,877 £82,405 £108,557 £94,800 £72,353 £589,211 

 
4.2  The stock condition survey involved surveyors visiting homes and blocks 

across the borough to build a picture of the condition of components for 

our stock.  Every property had an external inspection, and 20% of 

properties were visited across the borough and inspected internally.  The 

surveyor would look at the age and condition of key components, such as 

kitchens, bathrooms and electrics and noted the requirements and 

timescales for investment and upgrading.  The external surveys would have 

looked a communal areas, windows, roofs and decorations.   

 

4.3 The 20% sample of internal stock is used as this gives a good overall basis of 

the condition of RBG homes.  So, for example, in a block of 20 flats, 4 would 

have been inspected internally, this would allow for assumptions to be 

drawn as we would expect kitchen, bathrooms, heating and electrical 

systems all to be upgraded at the same times previously. 

 

4.4 The stock condition survey however will only look at the condition of asset 

components which are already there and will not take into account 

investment needed for beyond the existing.  For example, any new 

legislation requiring installation of new equipment would not be considered 

under the stock condition survey as it is not already installed.   

 

4.5 Given this Savills and the R&I team also carried out a desktop assessment of 

stock investment needs that are not captured by stock condition survey, but 

necessary to ensure the health and safety of our residents such as building 

safety works, compartmentalization and sprinklers.  The outcome shows 

that a further £436,160,000 investment is needed in our stock for the next 

30 years as per the Table below: 
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Desktop 
1 to 5    
(£000) 

6 to 10 
(£’000) 

11 to 15 
(‘£000) 

16 to 20 
(‘£000) 

21 to 25 
(‘£000) 

26 to 30 
(‘£000) 

Total 
(‘£000) 

Replacement of lateral electrical mains £10,250 £18,750 £18,750 £18,750 £18,750 £18,750 £104,000 

Communal boilers and heating systems  £27,000 £27,750 £0 £0 £18,900 £18,900 £92,550 

Lift replacements £21,300 £21,300 £0 £4,050 £21,300 £21,300 £89,250 

Compartmentalisation £60,100 £0 £0 £0 £0 £0 £60,100 

Emergency escape lighting £20,000 £0 £0 £0 £2,500 £2,500 £25,000 

Cladding (Replacement) £18,000 £0 £0 £0 £0 £0 £18,000 

Sprinklers £8,900 £0 £0 £8,900 £0 £0 £17,800 

LD2 Fire Alarms £8,550 £0 £4,000 £0 £4,000 £0 £16,550 

Building safety requirements £6,010 £0 £0 £0 £0 £0 £6,010 

Fire Door £6,000 £0 £0 £0 £0 £0 £6,000 

Telecare systems - Sheltered / 
Supported £0 £0 £0 £900 £0 £0 £900 

Total £186,110 £67,800 £22,750 £32,600 £65,450 £61,450 £436,160 

 

4.6 The total investment needs (stock condition survey and desktop exercise) 

for our stock in the next 30 years is in excess of £1 billion. This was 

presented to Members on 7th October 2021 and 4th November 2021 to 

Members that could not attend the first presentation.  The presentation 

included a breakdown of the stock condition survey investment needs by 

ward.  

 

4.7 This report seeks approval for a five year housing capital programme based 

on the findings of the investment need identified above.  It will allow 

programmes and schemes to be forward planned, procured and be delivered 

over consecutive years.  This will allow for scoping, consultation, 

specification and procurement to be undertaken on time with residents and 

savings achieved through economies of scale.  

 

4.8 There is an inevitable difference between the investment that the stock 

condition survey and desktop exercise requires and the sums of money that 

the HRA business plan is able to provide.  Investment in our housing stock 

has to be weighed up against other investment such as new build housing, 

which will help tackle the high demands of need within the borough.  A 

number of scenarios for investment in stock improvement were tested 

against the HRA business plan and this report recommends a middle ground 

to ensure that the new build programme can continue and the HRA is still 

balanced moving forward.  This expanded investment will require a 

significant increase in delivery over the coming years. 

 

4.9 The scheme and estimates in this report are in line with the Investment 

Principles agreed by Cabinet in November 2017 and amended in January 

2020 as set out below: 
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1. Keeping residents safe in their homes 

2. Worst first and in poor condition 

3. Tackling energy efficiency and moving to zero carbon 

4. Environmental and estate improvements 

5. Maximizing supply through development 

 

4.10 In 2021 Savills carried out a financial performance analysis of all RBG 

tenanted stock using their Asset Performance Evaluation (APE) Module.  

The resulting interim report highlighted properties that are performing well 

financially with positive Net Present Value (NPV) and those with poor 

financial performance having negative NPV.  We are currently reviewing the 

findings to develop a draft Action Plan to agree how this will be 

implemented.  However, the schemes and estimates in this report will be 

validated to ensure that we are not investing in properties that could 

potentially be part of a future regeneration programme. 

 

4.11 Housing 5 Year Capital Programme - Scheme and Estimates 

 

4.11.1 The total Scheme and Estimates approval sought in this report for the 

period 2024/25 - 2028/29 is £403,335,000.  A summary of Scheme and 

Estimate approvals is set out below within Table 1. 

 
Table 1 

 
 
Stream  

 

Code Scheme                                                   

 

Budget Estimated 

Homes 

benefitting 

External Works G1 
 
 
 
 

Borough wide 

external 

refurbishment and 

decoration                       

£19,108,200 10,720 

External Works G2 Boroughwide roof 

renewal 

£23,293,793 5,394 

External Works G3 Audio and Video 

Door Entry System 

and CCTV Works 

£8,015,256 704 

External Works G4 Structural and 

Environmental 

Improvement Works 

£19,105,734  

External Works G5 River Thames Wall 

Maintenance 

£2,000,000  



ITEM NO: 7 

PAGE NO: 9 

Internal Works 

 

 

G6 Borough wide kitchen 

& bathroom renewal        

£21,228,892 6,147 

Internal Works 

 

G7 Disabled Adaptation 

Works 

£14,700,000 2,450 

Internal Works 

 

G8 Planned Programme 

Works 

£49,550,000 Circa 

5,000 

Building & Fire 

Safety 

G9 Borough wide lateral 

mains programme                              

£30,000,000 2,325 

Building & Fire 

Safety 

G10 Boroughwide 

electrical installation, 

Emergency Lighting 

and Fire Alarms 

£30,206,690 9,781 

Building & Fire 

Safety 

G11 Boroughwide lifts 

replacement 

£39,140,000 2,984 

Building & Fire 

Safety 

G12 Boroughwide building 

and fire safety works 

£23,567,263 5,903 

Towards Zero 

Carbon 

 

 

G13 Borough wide 

communal and 

domestic boiler 

replacement                       

£35,144,206 6,010 

Towards Zero 

Carbon 

 

G14 Borough wide 

windows and doors 

replacement 

£8,060,907 4,091 

Towards Zero 

Carbon 

 

G15 Zero Carbon and 

Energy Efficiency 

Works 

£46,128,486  

More Affordable 

Housing 

G16 Hidden Homes                                                    £1,000,000 10 

 G17 Professional Fees £2,800,000  

 G18 Repairs & Investment 

and DHIT Teams 

Salaries 

£30,285,573  

  Grand Total                                                                £403,335,000  

 

4.11.2 The works programme for the above are set in five streams, aligned to the 

investment priorities in 4.7: 
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1. External Works - G1 External refurbishment and decoration; 

G2 Boroughwide roof renewal; G3 Structural and Environmental 

Improvement Works; G4 Audio and Video Door Entry System 

Works and G5 River Thames Wall Maintenance 

2. Internal Works – G6 Kitchen and bathroom renewal; G7 

Planned Programme Works and G8 Disabled Adaptation Works 

3. Building and Fire Safety – G9 Lateral mains and emergency 

lighting; G10 Boroughwide electrical installation, Emergency 

Lighting and Fire Alarms; G11 Boroughwide lifts replacement and 

G12 Boroughwide building and fire safety works 

4. Towards Zero Carbon – G13 Borough wide communal and 

domestic boiler replacement; G14 Borough wide windows and 

doors replacement and G15 Zero Carbon and Energy Efficiency 

Works 

5. More Affordable Housing – G16 Hidden homes 

 

4.11.3 All the scheme and estimates sought are based on known outstanding 

priorities, stock condition data and referrals from responsive repairs team 

where urgent replacement is necessary. 

 

4.12 Borough wide External Refurbishment and Decoration 

Programme (G1) 

 

4.12.1 Previous investment programmes have had significant priorities to address 

and therefore there has not been a focus on external refurbishment and 

decorations for a number of years.  The work is required now to enable 

improvements to the ‘look and feel’ of our houses, bungalows, blocks and 

estates.  The past year has seen residents spending increasing time at 

home, making it even more important that the Council provides a better 

living environment and thus help improve the quality of life of our 

residents. 

 

4.12.2 The proposed works include concrete repairs, timber repairs, walkways 

and balcony repairs, facia and gutters repairs or renewal etc.  The 

properties were prioritised based on stock condition survey, referrals from 

responsive repairs and housing teams, outcome of complaints and 

members enquiry.  On completion of these works, the asset and 

component life will be extended.  It will also help drive down capital and 

responsive expenditure on the asset for the next 30 years, reduce disrepair 

claims by residents and improve the health and safety of residents in 

relation to communal parts. 
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4.12.3 A new 7-year external refurbishment and decoration programme has been 

developed for all the Council stock and the bid of £19,108,200 (G1) is for 

the remaining five years as the first two years budget was approved by 

Cabinet in October 2021.  In order to maximise value for money in 

delivery and reduce potential recharging for leaseholders, for some blocks 

and estates where other works requiring the use of scaffolding fall due, 

these works have been packaged together.  This will also help to minimise 

disruption to residents. Coordinating these works will avoid repetition of 

costs during the 5-year cycle such as scaffolding costs. 

 

4.12.4 As the procurement process can often be complex and require traditional 

open market tendering of packages or lots in accordance with guidance for 

contracts valued above the National Threshold, it will take approximately 

12 months to develop detailed specifications, consult residents including 

undertaking the relevant and necessary leasehold consultation, procure, 

award including all associated governance and then mobilise the contracts.  

As part of scoping these works, the team will work closely with residents 

to develop and agree things such as design and colour choices, and minor 

improvements that they may wish to common parts of their estates. 

 

4.13 Boroughwide Roof Renewal (G2) 

 

4.13.1 The bid of £23,293,793 (G2) is for the renewal of roofs to various 

properties.  The work is driven by the result of the stock condition survey 

done by Savills which includes 20% internal and 100% external survey of all 

Council properties and referrals from responsive repairs.  The properties 

included in the programme will be validated by surveyors before the 

contract award and delivery of this programme will help sustain and 

improve our decent home standard performance.  The proposed work will 

facilitate the Council’s carbon reduction plan through improved roof 

insulation while providing residents with greater fuel efficiency and thus 

reduction in heating bills 

 

4.14 Audio and Video Door Entry System and CCTV Works (G3) 

 

4.14.1 The bid of £8,015,256 (G3) is for the delivery of audio and video door 

entry systems to various blocks to improve the security for our residents 

and reduce anti-social behaviour incidents in our blocks and estates.  It also 

includes £2m for CCTV upgrade work borough wide. 
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4.15 Structural and Environmental Improvement Works (G4) 

 

4.15.1 The bid of £19,105,734 (G4) is for the delivery of structural and 

environmental works to the blocks and estates including the provision of 

bicycle shed, garage refurbishment, car park resurfacing and electric car 

charging points to facilitate our drive towards zero carbon and 

environmental improvement works.  It also includes the cost of renewing 

and providing where necessary new play equipment and facilities in our 

estates and implementation of Traffic Management Orders in our estates.  

 

4.16 River Thames Wall Maintenance (G5) 

 

4.16.1 RBG Housing is responsible for the maintenance of parts of River Thames 

Wall in the borough to help prevent flooding.  This has not been a historic 

priority as resources have been focused on residential homes, and we 

would require permission from Environment Agency before access is given 

for any maintenance work.  We have now entered into partnership 

agreements with the Environment Agency and have procured the 

necessary remedial works amounting to £1,500,000.  The sum of  

£2,000,000 (G5) is for the delivery of the remedial river embankment 

maintenance works and the cost of annual maintenance for the next five 

years. 

 

4.17 Borough wide Kitchen & Bathroom Replacement Programme 

(G6) 

 

4.17.1 As part of the Decent Homes programme, the Council prioritised and 

focussed on kitchen renewals as opposed to bathrooms.  This was an 

acceptable way to meet the Decent Homes Standard.  However, this has 

meant that there are a large number of bathrooms that are in need of 

replacement now.  The majority of the £21,228,892 bid (G6) will go 

towards meeting the back-log of bathroom replacement.  The budget will 

allow for the delivery of these work, bring residents properties up to 

Decent Homes Standard and in doing so reduce the amount of complaints 

and members enquiries.  

 

4.17.2 The work is driven by the result of the stock condition survey done by 

Savills which includes 20% internal and 100% external survey of all Council 

properties.  The properties included in the programme will be validated by 

surveyors before the contract award and delivery of this programme will 

help sustain and improve our decent home standard performance.  The 

proposed work includes installing showers over baths as standard, driven 
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by resident feedback and the need to improving our sustainability as less 

water will be used in each property.  

 

4.18 Disabled Adaptation Works (G7) 

 

4.18.1 The bid of £14,700,000 (G7) is for the delivery of Disabled Adaptations to 

RBG Stock.  The budget will provide funding for adaptations to the homes 

of Royal Greenwich tenants, following a recommendation by an 

Occupational Therapist.  The Council has a statutory responsibility to 

provide such home adaptations, which supports independent living and 

reduces care costs.  The programme also provides disabled adaptations to 

facilitate hospital discharge and prevent unplanned hospital admissions.   

 

4.19 Planned Programme Works (G8) 

 

4.19.1 The bid of £49,550,000 (G8) is for the delivery of planned works 

programme which includes £20.3m for capitalised voids (refurbishment of 

empty properties), £16.8m for asbestos removal, £1.75m for fencing, 

£0.9m for fire protection and £9.8m for damp works.  

 

4.20 Borough wide Lateral Mains Programme (G9) 

 

4.20.1 In blocks of flats, lateral mains are the cables that carry the electricity 

supply from the intake at the bottom of the building to each of the flats in 

the block.  A borough wide electrical survey was carried out in 2016 which 

identified 361 blocks for replacement and a programme to renew the 

lateral mains to these blocks has been running for three years.  In many 

instances, this is the first replacement of the lateral mains since their 

installation.  The bid of £30,000,000 (G9) is for continued delivery of these 

essential works following the successful completion of replacements over 

the last three years.  

 

4.20.2 Some of the blocks in the programme do not have emergency lighting so 

emergency lighting installations will be added to these blocks.  It is cost 

effective to do this work at the same time as the lateral main works.  

 

4.21 Boroughwide electrical installation, Emergency Lighting and Fire 

Alarms (G10) 

 

4.21.1 The bid of £30,206,690 (G10) is for the delivery of fire alarm installation, 

domestic electrical rewiring and emergency lighting system to improve 

residents’ safety, as about 17% of residential house fires start from 
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electrical wiring and appliances.  This budget is to ensure we provide safe 

and complaint homes and meet regulations with electrical safety. 

 

4.22 Boroughwide Lifts Replacement (G11) 

 

4.22.1 The bid of £39,140,000 (G11) is for the delivery of lift replacement 

programme borough wide.  We currently have budget approval for a five-

year lift replacement programme with year 2 in progress.  This budget 

approval will ensure that all the old lifts that are not cost effective to 

maintain due to unavailability of parts are brought to modern standard. 

 

4.23 Boroughwide Building and Fire Safety Works (G12) 

 

4.23.1 The bid of £23,567,263 (G12) is for the delivery of building and fire safety 

works to ensure compliance with all relevant regulations.  It includes the 

cost of replacing fire doors, compartmentation works etc. 

 

4.24 Borough wide Communal and Domestic Boiler Replacement 

Programme (G13) 

 

4.24.1 The bid of £35,144,206 (G13) is for the delivery of low carbon communal 

heating replacement and individual boilers on both a planned and reactive 

basis based on condition and priority.  This will facilitate the Council’s drive 

to zero carbon and take on board the lessons learnt from the current five 

low carbon communal heating schemes that will be completed in June 

2022.  The domestic heating stock is made up of various boiler types and 

makes, with a significant percentage of these boilers being over 10 years 

old and with poor energy efficiency ratings.  The replacement programme 

will provide A rated energy efficient boilers which will facilitate the 

Council’s carbon reduction plan while providing residents with greater fuel 

efficiency and thus reduction in heating bills. 

 

4.25 Borough wide windows and doors replacement (G14) 

 

4.25.1 The bid of £8,060,907 (G14) is for the replacement of windows with 

double glazed windows subject to Planning Consent and the entrance 

doors to various properties.  The work is driven by the result of the stock 

condition survey done by Savills which includes 20% internal and 100% 

external survey of all Council properties, referrals from responsive repairs 

and housing teams, outcome of complaints and members enquiry.  The 

properties included in the programme will be validated by surveyors before 

the contract award and delivery of this programme will help sustain and 

improve our decent home standard performance.  The proposed work will 
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facilitate the Council’s carbon reduction plan while providing residents with 

greater fuel efficiency and thus reduction in heating bills. 

 

4.26 Zero Carbon and Energy Efficiency Works (G15) 

 

4.26.1 The energy efficiency of a home is measured by the home’s Standardised 

Assessment Procedure (SAP) score; although this is not an exact measure 

of carbon costs, it is generally accepted that zero carbon is broadly 

equivalent to an Energy Performance Certificate (EPC) of B which is a SAP 

score of 80 or higher.  The average SAP rating for our housing stock is 67, 

so significant energy efficiency works and retrofitting will need to be 

carried out to achieve zero carbon by 2030.  A specialist consultancy used 

our stock condition survey data and our Energy Performance Certificate 

data to analyse our housing stock with a view to achieving zero carbon and 

the result highlighted that £373m of investment on energy efficiency and 

sustainability works is required to achieve zero carbon, based on existing 

technologies and costs.  This is obviously a significant pressure on the HRA 

capital resources. 

 

4.26.2 Earlier this year RBG were awarded £857,000.00 of grant funding under 

LAD2 (BEIS’ Local Authority Delivery scheme) for investment in energy 

efficiency works to our housing stock and the work is currently planned to 

be delivered by March 2022.  RBG has just been awarded another £2.8m in 

partnership with EON through LAD3 for private sector housing and the 

money has to be spent by March 2023.  While these will facilitate our zero-

carbon plan, a significant amount of funding is still required to achieve our 

target. 

 

4.26.3 The sum of £46,128,486.00 (G15) is for the delivery of some energy 

efficiency measures and retrofitting for the five-year period.  This is in 

addition to other energy efficiency works budgeted such as installation of 

double-glazed windows, energy efficient heating systems etc.  If we are to 

achieve our zero-carbon target by 2030 then additional significant funding 

will be required after the five-year period. 

 

4.26.4 Our approach to zero carbon is developing, but will be based on the 

following principles: 

 

• continue to pilot low carbon solutions and technologies, with a focus 

on areas that are more within our gift to influence and where 

technology is further developed, such as communal heating systems;  
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• understand the state of the HRA stock in terms of its energy 

efficiency, identifying where energy demand is highest and thermal 

efficiency lowest;  

• build in low carbon action such as fabric improvements into longer 

term investment planning as part of the capital programming;  

• ensure a just transition, moving HRA stock towards low carbon in a 

fair way that is the best fit for our residents and our housing stock. 

4.27 Hidden Homes (G16) 

  

4.27.1 The bid of £1,000,000 (G16) is for the conversion of unused communal hall 

and spaces in blocks of flats across the borough into ten affordable homes 

for families to help reduce the waiting list.  This is in line with our 

Investment Principle of maximising supply through development.  Planning 

permission and building control approval will be sought for all the projects. 

 

4.28 Professional Fees (G17) 

 

4.28.1 The bid of £2,800,000 (G17) is for professional fees to procure and deliver 

the five-year programme as we do not have the expertise and capacity in-

house to deliver the proposed work in this report.  It includes the cost for 

feasibility studies, party wall matters, planning permission and building 

control application, CDM etc. 

 

4.29 Repairs & Investment and DHIT Teams Salaries (G18) 

 

4.29.1 The bid of £30,285,573 (G18) is for Repairs and Investment Team and 

Disability Homes Improvement Team (DHIT) salaries to deliver the 

approved housing capital programme.  It funds the clienting and technical 

capacity into the core officer structure of Repairs and Investment and 

DHIT and will be the safeguard that works are delivered to a very high 

standard and high resident satisfaction by contractors.  If on occasion, 

specialist technical project management or procurement capacity is 

required, this will also be sourced from this budget.  

 

4.29.2 The DHIT focus on adapting council properties to support disabled 

residents to be able to continue to live independently in their homes. 

 

4.30 Annual Review 

 

4.30.1 It is the intention for Repairs and Investment to bring an annual report to 

Cabinet with an update on the success of the 5 year capital programme.  

This report will highlight the works that have been completed during the 
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year, any concerns that have been raised, the overall success of the 

programme and request virements if there are any underspends or 

overspends on the programme. 

 

4.30.2 It should be expected that in a programme of this size, some schemes will 

achieve and deliver outcomes better than expected.  Similarly given the 

industry-wide uncertainty driven by both national and international issues, 

some schemes may deliver slower than expected or not be viable.  There 

could also be underspends and overspends in programmes.  Although the 

Investment team will look to minimise these impacts the programme will 

need to be adaptable within the overall costs agreed and the funding 

available. 

 

4.31 Procurement and Social Value 

 

4.31.1 A tailored long term approach will be taken as part of procuring the 

necessary works to deliver the Housing Capital Programme.  For example, 

for the external works packages, options to be considered include: 

 

• Traditional open market tendering of packages or lots in 

accordance with guidance for contracts valued above National 

Threshold 

•  Utilizing suitable existing frameworks to carry out further mini 

tenders and award packages 

•  Developing and procuring a specific Framework for RBG, to 

enable the Council to set out its own requirements in relation to 

key aspects such as social value and local supply chains.  

 

These options will be considered further as part of developing the detailed 

specifications and procurement plan.  For economies of scale we will 

procure three to five year contracts with a partnership ethos to deliver the 

proposed works. 

 

4.31.2  A long term housing capital procurement plan will be developed, in 

coordination with Corporate Procurement colleagues to ensure that best 

value is driven for the borough and its residents. 

 

4.31.3 These works will be delivered in accordance with the Council’s Social 

Value Policy and social value will carry at least 10% weighting in the award 

criteria of all procurement. The procurement of the programme of works 

will be used as an opportunity to develop the social value offer, maximize 

benefits for residents and facilitate the Council’s Carbon Neutral Plan. 
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Further details will be provided as part of developing the programme and 

tender awards. 

 

4.31.4 The team is currently assessing the use of Social Value Portal to financially 

assess and monitor the monetary outcome of what was delivered 

compared to the promises made in the contractors’ tender in line with 

Local Government Association guidelines.  A corporate way forward will 

be decided following assessment. 

 

4.31.5 Recent changes to Contract Standing Orders for the Council have led to it 

being easier to procure through local delivery and supply chains and there 

will be a focus on local labour and apprenticeships for this significant 

investment. 

 

4.32 Leaseholders 

 

4.32.1 It should be recognized that, if agreed, over the next 5 to 7 years RBG will 

be investing significant sums of money into much needed improvements 

through these programmes.  As and when required by their leases, 

leaseholders will be required to contribute to these investments.  Given 

the level of investment this could mean significant sums for leaseholders. 

 

4.32.2 The Repairs and Investment and Home Ownership Team will do 

everything they are able to mitigate hardships for any leaseholder who may 

struggle with this investment, this will include correct consultation up front 

to make them aware of the financial impact for them, but also flexible 

payment plans and support. 

 

4.32.3 The Investment Programme, where possible, will try to balance up the 

individual impact on leaseholders with the efficiency of completing multiple 

streams of works within the same block at the same time. 

 

5. Greenwich Builds Progress to Date 

 

5.1 In December 2021 Cabinet received an update report on the delivery by the 

Greenwich Builds team of the manifesto commitment to deliver 750 new 

council homes.  Since the Cabinet decision in February 2019 which formally 

agreed the Greenwich Builds Phase 1 programme, excellent progress has 

been made on the delivery of truly affordable low or zero carbon neutral 

Council homes.   

 

Set out below is a table outlining the current position:    
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Status Total 

Homes completed 33 

Homes in contract for construction 295 

Homes in procurement for a contractor  70 

Homes submitted for planning 324 

Homes undergoing viability analysis  52 

Total 774 

 

5.2 The Greenwich Builds service has developed and refined processes to 

confidently deliver the remainder of the Greenwich Builds phase one 

programme and progress into a second phase.  

 

5.3 Officers have reflected on areas that we can improve upon for Phase 2 and 

which include: 

- Improving our knowledge of what works best for tenants in terms of the 

specification for new Council homes.   

- Exploring the potential for diversifying the Greenwich Builds programme 

to meet more specialist housing requirements (over and above the Royal 

Hill development underway) 

- Building upon our approach to capturing social value and ensuring this 

includes the informal social value that contractors deliver. 

- Improving the effectiveness of the approach to procurement, which 

includes the early selection of the appropriate delivery methods and 

construction methodologies, which will further improve the quality, 

control and timing of the delivery process.  

- Continuing to keep abreast of the frameworks available that will enable 

the Council to widen the range of consultants and contractors we use. 

- Continuing to review best practice in engagement and noting the success 

of the service implementing different approaches to stakeholder 

consultation especially when operating within the technical constraints 

imposed by social distancing 

 

5.4 Subject to Members agreeing a second phase of Greenwich Builds, it is 

important that there is a smooth programme of work to avoid a stop start 

whereby the service loses the skills and expertise developed.  The service 

has the capacity to begin the early stages of a future Phase 2 programme of 

council housing delivery. 

 

 Housing Need 

5.5 The reason for the request to approve the delivery of a further 1,000 

council homes, is that despite the best efforts of Greenwich Builds and 

other affordable housing providers, there is still a significant need for 
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affordable housing in the borough. This also helps reduce the use of 

temporary accommodation. 

 

5.6 The table below which was part of the evidence base for the 2021- 2026 

Housing Strategy, details the number of households on the RBG waiting list 

at August 2020, by priority banding and required number of bedrooms. 

 

 

 

 

 

  

Members will be aware that households in priority Bands A, B1 and B2, 

suffer significant housing need, such as being accepted as homeless, or have 

a serious medical problem which is affected by their housing, or are at risk 

of domestic violence, hate crime or other abuse.  

 

One of the criteria for inclusion in band B1/2 is severe overcrowding – that 

is, needing an additional two or more bedrooms.  Approximately half of 

those needing 3-plus bedrooms in these bands are severely overcrowded, 

and this number has doubled in itself since 2016.  The 2011 census 

suggested that 11% of households in the Borough were overcrowded, rising 

to 14% of socially rented homes, and 17% of privately rented homes.  These 

figures are likely to have increased when the 2021 census is released.  For 

these reasons, the direct delivery of large bed rented Council homes is a 

strategic priority within the 2021-26 Housing Strategy. 

 

5.7 The table below details the number of RBG and housing association lettings 

by bedroom number in 2019/20.  

 

 

 

 

 

 

 

 

Bedroom 

Number 
Band A Band B1 Band B2 Total 

1 111 610 32 753 

2 51 753 311 1,115 

3 16 776 132 924 

4 6 224 35 265 

5 4 61 4 69 

6 0 13 1 14 

Total 188 2,437 515 3,140 

Bedroom 

Number 
No. of Lettings 

1 568 

2 373 

3 228 

4 27 

5 3 

Total 1,199 
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5.8 The table below calculates the deficit between the need for affordable 

housing in priority bands A, B1 and B2 by bedroom requirement, and the 

number of affordable lettings as detailed above.  Unfortunately, there is a 

significant deficit in the delivery of available accommodation to meet the 

required housing need. 

  

Bedroom 

Number 

Total Required 

Bands A, B1 & B2 

No. of 

Lettings 
Deficit 

1 753 568 185 

2 1,115 373 742 

3 924 228 696 

4 265 27 238 

5 69 3 66 

 

5.9 A further indication of the extent of the need for affordable housing within 

the borough, is the number of households in temporary accommodation 

(TA).  The table below details the number of households in TA at the end of 

the financial year, for the last three years, and the year to date. Members 

will note a steady and significant rise in the use of TA. 

  

Year 2018/19 2019/20 2020/21 2021/22 at 

mid Dec 

21 

No. in TA 1046 1272 1411 1581 

 

5.10 Increasing the supply of affordable permanent council housing is the 

preference to the use of Temporary Accommodation (TA).  The additional 

new council homes requested within the report will help to address this 

requirement and should result in a reduction in the use of TA.  The unit mix 

will be dependent upon the site context and constraints whilst at the same 

time ensuring optimum use of the sites in the delivery of affordable housing 

numbers.   

 

5.11 Members will also be aware that the removal of affordable housing stock 

through existing RBG tenants exercising their right to buy (RTB) of their 

council home, further eradicates the opportunity to meet housing need for 

residents on the waiting list.  The table below demonstrates that the 

borough has lost 501 homes through RTB since April 2018.  Note, the RTB 

is a legal requirement imposed by Government that the Council cannot 

resist. 
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Year 2018/19 2019/20 2020/21 2021/22 at 

mid Dec 

21 

Total 165 126 89 121 

  Cumulative Total 501 

 

Site Assessment 

 

5.12 Each site which may be considered suitable for development will need to be 

assessed against a series of selection criteria.  It is likely that there will be a 

number of design iterations for each site, as more extensive technical 

investigations, design and viability assessments are made as the design of the 

scheme for the site progresses.  This could potentially result in some sites 

which have been initially assessed as having development potential, 

becoming unsuitable for development or requiring more detailed 

consideration.  

 

5.13 The criteria for the initial selection of the sites suitable for development, 

were included in the previous Cabinet report dated 10th October 2018 and 

these are outlined below:   

 

5.13.1 Deliverability: Sites need to have a clean title (free from covenants, 

restrictions etc.), be tested in respect of contamination, flood, ecology 

and access, be able to reasonably secure planning permission and be 

suitable for construction. 

 

5.13.2 Size and quantum able to be delivered: An understanding of the 

basic quantum and density of development that can be achieved on a 

site to ensure the Cost Benefit of developing the site is realistic.  For 

example, developing lots of small sites is costlier, risky and time 

consuming than one medium sized site.  The scale of the contribution 

to the Programme target will be a key assessment criteria. 

 

5.13.3 Value for money: the cost of new build will be assessed as part of 

the business planning process to balance the competing demands of 

new supply vs HRA investment in existing stock.  The Council needs 

to ensure that the cost of any redevelopment does not drain the HRA 

of its ability to maintain its existing stock. 

 

5.13.4 Build Costs 

The approach to calculating the requested required budget in this 

report for the delivery of Greenwich Builds Phase 2, is as follows: 
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Calculating the average tender unit cost for Greenwich Builds Phase 

1, at 2022 prices from the direct delivery contractors for small to 

medium sized schemes.  This is a blended per unit rate that covers all 

unit types, and assumes a planning compliant unit mix within each 

scheme.   

 

Applying an annual rate of inflation to the average unit price, as they 

are delivered in the programme within an indicative construction cash 

flow based on allowances for planning, procurement and a phased 

delivery of new homes. 

 

5.13.5 Scheme Viability 

Officers will constantly review the costs for building new council 

homes, and the options to reduce costs by effective procurement 

methods to ensure that scheme viability is maximised.  Other options 

to improve scheme viability include:  

- reviewing the current assessment criteria to ensure they reflect 

actual expenditure on internal costs:  

- examining ways to create cross subsidy for the HRA;  

- working with investment partners to maximise grant income.  

 

5.13.6 Variation in unit costs 

Unit costs will vary dependent on the site and the method of 

construction and will be influenced by: 

- the cost of abnormals for the site, eg. contamination, logistical site 

access issues, the capacity of existing utilities and the potential 

need for any upgrades 

- the cost of delivering zero or very low carbon homes increases 

the unit cost 

- the size of the units in sqm over and above the bedroom numbers 

- inflation – it is increasingly difficult to predict costs due to the 

ongoing Brexit implications alongside the pandemic and the 

consequent impact on the supply chain lag, market volatility, staff 

resource shortage across many of the disciplines involved in 

delivering new homes (managerial, administrative and operatives) 

- planning issues, eg. site specific policies such as conservation or 

urban design / material requirements 

 

5.13.7 Benchmarking 

A full benchmarking exercise is underway covering all Greenwich 

Builds Phase 1 projects.  This is work in progress as the Phase 1 

projects are at various stages of delivery.  The benchmarking will 

utilise the most comparable data available from the Royal Institution 
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of Chartered Surveyors (RICS), specifically the Building Cost 

Information Service (BCIS).  Officers have also liaised with the GLA 

who do not at present have any benchmarking data.   

 

 The current available benchmarking data is limited and with the 

relevant specialist support to analyse costs, it is important to ensure 

we are comparing “Apples with Apples”.  Benchmarking exercise will 

be a routine part of the process and continually updated as the Phase 

1 programme progresses and Phase 2 commences.  In particular the 

benchmarking will help to inform feasibility, viability and value for 

money as part of the Greenwich Builds Phase 2 programme.  

 

5.13.8 Opportunity for relatively modest delivery numbers at each 

site / reduced pressure on local infrastructure.  Large sites 

create pressure on local community infrastructure which may mean 

that sites need to contribute to improvements that in themselves then 

give rise to the housing development becoming costlier; the impact of 

this will need to be assessed financially but also whether the 

infrastructure requirement can be delivered. 

 

5.13.9 Contribution to the community and wider area: the new 

development will need to increase the inclusion and sustainability of 

the existing community and neighbourhood in which it is situated. 

 

5.13.10 Distribution across the borough: as housing need is distributed 

across the Borough, so it will be important to ensure that there is an 

appropriate distribution of new council housing, specialist and other 

housing across the Borough. 

 

5.14 The outcome of this assessment will be presented to Cabinet for formal 

agreement which will detail the sites recommended for inclusion in the 

Greenwich Builds Phase 2 programme based on the assessment criteria set 

out in of this report.   

 

Delivery  

5.15 The Greenwich Builds team used a combination of traditional and modular 

design methodologies in the delivery of the Phase One programme.  The 

exact delivery option for each Greenwich Builds Phase 2 site will be 

informed by the technical constraints which each site will be subject to.  The 

GLA Affordable Homes Programme requires the council to deliver grant 

funded homes through Modern Methods of Construction. 
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5.16 It is likely that most of the sites within the Greenwich Builds Phase 2 

programme, will be small in-fill sites each of which may accommodate up to 

approximately 20 new homes.  These types of sites will lend themselves to a 

traditional design which can easily be adapted to the potential design 

requirements, which will enable the maximum use of the site and sensibly 

address any site constraints.  

 

5.17 Should a traditional design be adopted for these sites, then their delivery 

may be best suited to a small to medium size contractor.  This site 

assessment and approach to delivery is likely to exclude adopting a modular 

design and contractor, as that delivery approach is preferrable to sites with 

a large volume of a similarly designed and shaped homes.       

 

5.18 When selecting the delivery options for larger schemes with 20 units or 

more, Officers will make a site by site judgement on the most appropriate 

design and delivery option.  The factors that are likely to influence this 

decision include: cost; speed and certainty of delivery; build cost inflation; 

availability of specific components; previous contractor performance using 

different delivery approaches.  

 

5.19 The procurement of the consultants and contractors which will be required 

to deliver the Greenwich Builds Phase Two programme, will be undertaken 

using procurement frameworks, and will be administered in conjunction 

with the Council’s Corporate Procurement service.  All procurement will 

be subject to competitive tender, with a focus on cost, quality and 

deliverability as well as taking account of the Council’s approach to securing 

social value. 

 

5.20 It should be noted that all new homes delivered under the Greenwich Builds 

Phase Two programme will be designed and procured to meet stringent 

carbon reduction targets.  It is likely therefore that many of the new homes 

will use structural insulation panels (SIP), which have a high insulation factor 

which reduces the heating requirements for each property, and therefore 

reduces the heating costs to the resident and the carbon output to the 

environment.  SIPs are designated as a Modern Method of Construction 

(MMC) and have been used by contractors on the Greenwich Builds Phase 

One programme.     

 

5.21 Cabinet in February 2019 also agreed to the acquisition of development 

opportunities subject to a business case being agreed.  This will help ensure 

the timely and successful delivery of the 1,000 new target for phase 2.  

These purchases could be either the section 106 affordable housing element 

of a scheme, or homes which are designated as private sale in the planning 
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permission which would then deliver nett additional affordable housing for 

the borough.  

 

The assessment criteria and business case for any such purchase would 

include:  

• Does the unit number and mix meet housing need? 

• Is the purchase price acceptable within the financial parameters of the 

HRA?  

• Are the proposed unit layouts, design of the scheme and building 

components appropriate for housing services and asset management to 

effectively manage and maintain? 

• Does the purchase of the homes accelerate delivery of housing within 

the borough?     

• A review of the service and estate charges including the controls in place 

to safeguard residents from excessive increases.  

 

Social Value 

5.22  The delivery of the Greenwich Builds Phase One programme was not just 

about new homes, it was also about delivering life chances.  This was 

achieved by extracting additional value from contracts, by investing in the 

local community. 

 

5.23 The December 2021 Greenwich Builds update cabinet report detailed a list 

of services that contractors had delivered free of charge to neighbouring 

residents to their schemes, the number of apprentices the Greenwich Builds 

contractors have employed to date and the amount of money spent in the 

local economy by the contractors.  

 

5.24 These outputs will also be a requirement of the Greenwich Builds Phase 

Two delivery programme, and a comprehensive set of Key Performance 

Indicators will be developed to monitor contractor and consultants 

adherence to this requirement.  The aim of the social value requirement on 

the Phase Two programme will be to deliver 10% of the contract value in 

social value for the local community. 

  

Funding of the Programme 

5.25 The Greenwich Builds Phase Two programme is anticipated to require 

£397.32m of funding to deliver, this is forecast to be funded through the 

following financial resources:  

• HRA Capital resources  £24.00m  

• Right to Buy receipts  £128.90m 

• GLA grant    £38.19m  

• HRA borrowing   £185.76m  
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• S106 affordable housing  £10.03m 

• General Fund Borrowing  £10.44m 

 

HRA Borrowing 

5.26 In October 2018 the then Prime Minister announced the removal of the 

borrowing cap on the HRA.  The removal of the borrowing cap has allowed 

local authorities who were limited by this, which included Greenwich, to 

finance the development costs of their new build programmes through 

borrowing (e.g. from the Public Loans Works Board).  The debt financing 

costs of the loans incurred for these development costs are repaid through 

the rental income generated by the new properties.  Each Greenwich Builds 

Phase Two development scheme will be subject to a viability review, which 

will require the development costs of the scheme to be repaid to the HRA 

within a set time period.  

 

GLA Grant Funding 

5.27 In February 2021 the GLA invited bids from local authorities for the 

allocation of grant funding for new affordable homes, as part of the GLA 

2021 – 26 Affordable Housing Programme (AFP). Officers submitted a bid to 

the GLA in April 2021 on a series of sites using indicative massing studies 

and assumed build costs based on recent tender returns.  The 2021-26 AFP 

required investment partners to justify grant rates for their schemes, rather 

than receive a set amount of grant as determined by the GLA.  

 

5.28 In August 2021 the GLA announced that RBG had been allocated 

£38,094,993 to fund 230 new council homes, which equates to an average 

grant subsidy £165,000 per property.  The GLA has a standard funding 

agreement which has been issued to all investment partners and must be 

signed in order to receive the GLA grant.  Members are requested to agree 

to enter into the GLA funding agreement. 

 

5.29 Members should also be aware that further grant may be available from the 

GLA, for schemes not included in the initial bid.  For example, as officers 

identify further development opportunities, the GLA can be approached for 

further grant funding through the “continuous market engagement” process.  

This allows the GLA to examine complex scheme in detail and apply grant 

to the scheme, using GLA grant which is currently unallocated.    

 

5.30 The GLA will monitor the Greenwich Builds Phase Two delivery of the 

programme it funds, by requesting investment partners adhere to the GLA 

scheme development standards, the funding criteria detailed in the 2021 – 

26 AFP prospectus and participate in regular progress monitoring meetings.    
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Receipts from RTB Sales 

5.31 Local authorities are allowed to finance the construction of new affordable 

homes, with the ‘retained’ element of RTB receipts from their properties 

that are sold under the RTB programme. In March 2021 the Ministry for 

Housing, Communities and Local Government (MHCLG) announced that 

from 1st April 2021 the amount of grant subsidy from retained RTB 

receipts, that could be applied to new affordable housing developments, 

could be increased from 30% to 40% of development costs.  

 

5.32 This revision to the amount of subsidy that new affordable housing could 

receive, was in response to a consultation exercise on the use of RTB 

receipts, from which MHCLG was informed that any increase in grant 

subsidy would significantly improve the viability and deliverability of new 

affordable housing.  By using RTB receipts to fund 40% of the construction 

costs of a scheme, a significant subsidy is applied to the scheme which will 

improve its viability.  The Greenwich Builds Phase Two programme will 

apply RTB receipts to all scheme which are not funded by the GLA.  

 

HRA Capital Receipts 

5.33 The HRA contains capital receipts which can be spent on the provision of 

new council housing.  These receipts are principally derived from the sale of 

HRA land and off-site commuted sums for affordable housing that has been 

secured through the planning system from developers.  Members should 

note that off-site commuted sums usually have to be spent within three 

years of receipt, and that all HRA capital receipts can be added to a scheme 

that is also being funded with GLA grant or RTB receipts. 

 

 Alternative Delivery Models 

5.34  In order to support the continued delivery of new council homes, Officers 

will explore the options for cross subsidy to enable the Council to deliver 

more new Council homes.  The output of this will be the potential to 

deliver housing that can cross subsidise the delivery of affordable housing in 

the borough, and deliver housing to residents on Band C of the waiting list 

as well as reduce the use of temporary accommodation. 

 

6. Financing the Capital Programme  

 

6.1 The proposals contained within this report present a significant step change 

in both the quantum of annual capital expenditure forecast, but also the way 

in which the programme is financed.  

 

6.2 The HRA MTFS report presented elsewhere on this agenda sets out the 

potential for revenue surpluses to be generated over the coming years, with 
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Cabinet asked to agree to use these to finance either an increase in Revenue 

Contributions to Capital or to make prudent provision for loan financing. 

 

6.3 The total value of the proposals in this report are c£800m, of which c£185m 

may have formed part of a baseline capital stock improvement programme 

based on historical approvals and were part of the baseline business plan 

assumptions.  The increase in programme deliverable can be broken down 

into the following two elements: 

 

• Existing Stock Improvement = £218m 

• Greenwich Builds Phase 2 = £397m 

 

6.4 The expected financing of the capital programme is presented as follows: 

 
 

6.5 It is anticipated the stock improvement works will require cumulative loan 

financing of £187.087m by 2028/29, with the balance of £216.248m funded 

from a combination of Major Repairs Reserve (an amount set aside within 

the HRA to finance stock depreciation), revenue contributions to capital 

outlay and HRA capital receipts. 

 

6.6 The financing of Greenwich Builds Phase 1 has previously been approved 

by Cabinet and has been accounted for within the baseline HRA business 

plan.  The agreement to a Greenwich Builds Phase 2 programme is 

projected to require an additional £196.2m of loan financing by 2027/28, 

with the balance of funding set out in the decision section and paragraph 

5.25.  It should be noted the Greenwich Builds programme will repay the 
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loan financing over a 50 year period, therefore, as new loan financing is 

drawn down this will run concurrently with loan repayments - meaning the 

peak debt will be lower at £190.2m.    

 

6.7 Aside from the loan funding, the balance of resources proposed to be 

allocated to Greenwich Builds Phase 2 are mostly ringfenced to new build 

development, so these resources generally would not be available to use 

elsewhere or to reduce the loan requirement within the stock 

improvement works.  New build homes require development cashflow 

which presents short term viability pressures for the HRA, however, do 

provide a long term rental stream which over time makes this investment 

self-financing and provides surplus revenue benefit. 

 

6.8 The decisions in this report will increase the forecast HRA Capital 

Financing Requirement (CFR), its underlining need to borrow for capital 

purpose, from a peak of £519m to £891m – an increase of £372m.  This 

amount will reduce over time as the new build programme is programmed 

to make a voluntary annual debt repayment. 

 

Available Options 

 

Housing 5 Year Capital Programme 

 

7.1 Option 1 – Do nothing. 

 

7.2 Option 2 – Approve a reduced 5 year capital programme. 

 

7.3 Option 3 - Approve the 5 year capital programme outlined within the 

report. 

 

Greenwich Builds 

 

7.4 Option 1 - Do nothing.  

 

7.5 Option 2 - Approve the requests outlined in Section one of this report.  

This option will increase the pace and quantum of housing delivery and will 

allow the borough to deliver on Strands 1-5 of the 2021–2026 Housing 

Strategy. 
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8. Preferred Option 

 

5 Year Capital Programme 

 

8.1 The preferred option is that at 6.3. 

 

Greenwich Builds  

 

8.2 Option 6.5 is recommended as this option enables the Council to directly 

intervene to increase the pace and quantum of housing delivery, to meet 

the range of housing demand and need, as required in the 2021–2026 

Housing Strategy. 

 

9. Reasons for Recommendations 

 

9.1 The main work programme within this paper is deliverable during the 

period 2024/5 – 2028/9 and will enhance the lives of residents and improve 

their safety. 

 

9.2 Agreement to the decisions proposed in this report will support the 

successful delivery of the Council’s Housing Strategy 2021-2026.  The five 

key strands set out in the strategy that this report will deliver are:  

 

Strand 1: Ensuring the supply of high-quality homes 

Strand 2: Tackling homelessness and ending rough sleeping 

Strand 3: Support for specific housing needs 

Strand 4: Safe and sustainable homes for all 

Strand 5: Building resilient and vibrant communities and neighbourhoods 

 

10. Consultation Results 

 

10.1 Residents will be consulted to help shape and refine capital schemes and 

ensure choices such as design and colour choices are provided to residents 

in order to deliver works to high resident satisfaction.  There will be an 

independent resident satisfaction survey carried out on completion of each 

project and the feedback will be used to improve service delivery going 

forward. 

 

10.2 The Council’s policy in relation to leasehold contributions towards any 

major works will be followed while working closely with the Home 

Ownership Service team. There will be a formal consultation process, 

through Section 20.  RBG will communicate the scope of work, likely 
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recharges and options for payment at the earliest opportunity with affected 

leaseholders and there will be S20 surgery meetings to inform and involve 

leaseholders in delivery.  For tenants that are exercising their Right to Buy, 

the proposed works will be included in S125 Notices and they will be 

aware of potential future costs and their estimated contribution.  

Information will be shared with both tenants and leaseholders to help keep 

them informed and engaged in any proposed works to their homes. 

 

10.3 The Greenwich Builds recommendations contained within this report have 

not been consulted on, but the schemes will be subject to extensive pre-

planning and formal statutory planning consultation as the programme 

develops. 

 

11. Next Steps: Communication and Implementation of the Decision 
 

11.1 The investment plans will be posted on the Councils web site, tenders will 

be sought from contractors to undertake work and detailed plan put in 

place to undertake the work. 

 

11.2 Further reports will be presented to Members to consider and determine 

sites recommended for inclusion in the Greenwich Builds Phase Two 

programme.  

 

12. Cross-Cutting Issues and Implications 

 

Issue Implications Sign-off 

Legal including 

Human Rights 

Act 

Under section 1 of the Localism Act 

2011 the Council has a general power 

of competence to do anything an 

individual may do subject to the 

restrictions and limitations in that Act. 

Section 111 of the Local Government 

Act 1972 also permits the Council to 

do do anything which is calculated to 

facilitate or is conducive or incidental to 

the discharge of it’s functions. 

 

In relation to property the Council has 

wide powers to acquire, develop and 

sell property for housing both under 

Part II Housing Act and wider powers 

Assistant Head of 

Legal - 

Regeneration and 

Property  

Diana Barrett 

27/1/2022 
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such as the Local Government Act 

1972 for General Fund Land. 

 

Legal advice will be provided on a case 

by case basis as and when Delegated 

Reports are presented for approval. 

 

There is extensive legislation but 

generally the Council is obliged to keep 

it’s property in repair and comply with 

fire regulations. 

 

The Council has a duty under the 

Equalities Act 2010 not to discriminate 

against people with protected 

characteristics including the disabled 

and will have to have regard to their 

needs in the provision  or repair of 

property. 

 

Under Part 3 (Responsibility for 

Functions) of the Council’s 

Constitution. Cabinet are authorised to 

agree the recommendations above.  

There are no specific Human Rights 

implications. 

Finance and 

other resources  

Cabinet are requested to agree to the 

capital scheme and estimates proposed 

in this report, as follows: 

 

• Stock Improvement = 

£403,335,000 

• Greenwich Builds Phase 2 = 

£397,320,000 

  

Section 6 sets out how these scheme 

and estimates are planned to be 

financed, with specific details on the 

Jason Coniam 

Accountancy 

Business Change 

Manager 

27/01/2022 
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resources to be used contained in the 

table at 6.4.   

 

The agreement of proposals contained 

in this report rely on a number of 

future decisions, realisation of 

unsecured capital receipts and delivery 

of revenue surpluses which provide a 

material risk to the ability to deliver the 

full programme.   

 

An annual review of the scheme and 

estimates and the forecast resources 

will be presented to Cabinet, ensuring 

this programme and the associated 

resources are reviewed in a timely 

manner allowing for variations if 

required.  Updated financial implications 

will be provided at each stage. 

 

The proposed increase in CFR, which 

may total £372m, is projected to be 

drawdown over a 7 year timeframe.  

Revenue streams to finance the 

associated debt repayments for each 

annual drawdown have been identified, 

based on the current forecast business 

plan.  As part of the annual review 

confirmation of availability of revenue 

will be required prior to the ability to 

drawdown the future years loan 

funding.    

 

The Greenwich Builds Phase 2 

programme will present to Cabinet for 

agreement the individual sites to be 

included in the programme, this will 

require site viability amongst other 

themes to be demonstrated as part of 

the site assessment criteria.  At this 
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stage financial implications will be 

reviewed and resources confirmed. 

Equalities Decision-makers are reminded of the 

requirement under the Public Sector 

Equality Duty (s149 of the Equality Act 

2010) to have due regard to (i) 

eliminate unlawful discrimination, 

harassment, victimisation and other 

conduct prohibited by the Act, (ii) 

advance equality of opportunity 

between people from different groups, 

and (iii) foster good relations between 

people from different groups.  

 

The proposals in this report are 

intended to improve housing conditions 

and support a range of wider outcomes 

– in particular physical and mental 

wellbeing, health, and educational 

attainment 

 

Housing 5 Year Capital Programme 

 

The proposed works to be undertaken 

under the Capital Programme, as 

outlined in Section 4 of this report, are 

based on data gathered from the stock 

condition survey and will focus on 

improving our “worst” homes first. We 

know that council tenants are on 

average lower than average Borough 

income, and that black and minority 

ethnic communities are 

overrepresented in council housing.  

Given this, we expect that these 

improvements will reduce inequalities 

and deprivation for some of the 

disadvantaged families within our 

borough.  Whilst this programme of 

works can reasonably be expected to 

improve outcomes for these 

households at an aggregate level, the 

equalities impact of individual proposals 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Edward Ehiorobo 

Head of Strategic 

Asset 

Management 

8 February 2022 
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will be considered by the relevant 

decision taker, including the 

undertaking of full equalities impact 

assessments where necessary.   

 

Greenwich Builds 

 

This report proposes the delivery of 

c.1,000 new Council homes for Phase 2 

of the Greenwich Builds programme, as 

further set out in Section 5 of the 

report. As part of the programme, local 

people will be rehoused in the new 

stock through the choice based lettings 

allocations system. The delivery of the 

new homes will help the Council meet 

housing need, address overcrowding 

and will reduce the amount of homeless 

families that RBG has in emergency 

(temporary) accommodation. We know 

that residents in temporary 

accommodation receive incomes below 

the Borough average, and that black and 

minority ethnic communities are 

overrepresented in this form of 

accommodation.  By increasing the 

amount of permanent secure and 

affordable accommodation for 

residents, the Borough will be able to 

reduce inequalities and deprivation for 

some of the most disadvantaged families 

within our borough, improving 

outcomes and life chances for these 

households.  

 

Sites for Phase Two are yet to be 

determined and a further decision of 

the Cabinet will be sought on this is due 

course which will include all relevant 

equalities analysis and full equalities 

impact assessments where necessary.  

 

 

 

 

 

 

 

 

Nick Simons 

Housing New 

Supply Manager 

8 February 2022 
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The procurement processes for works 

and services involved are respectively 

being undertaken through UK 

compliant procurement processes 

under the ‘Find a Tender’ service and 

are therefore open to a wide range of 

contractors.  There will be equalities 

monitoring mechanisms included in the 

build contracts to ensure local people 

are employed.  

 

This report contributes to the Council’s 

Equality and Equity Charter and the 

Council’s Equality Objectives 2020-

2024. The Equalities Charter actively 

promotes equality and works with 

partners and the community to ensure 

the Council’s services information and 

products are more accessible and 

inclusive. The Greenwich Builds 

programme will promote social 

cohesion by increasing the amount of 

affordable housing which will foster 

good community relations and making 

the borough a welcoming place.   

 

Climate 

Change 

The proposed works will have a 

positive impact on the councils aims for 

carbon reduction in respect of the use 

of renewable technologies, building 

elements with greater thermal 

properties and advance control 

systems.  So, the delivery of the housing 

capital programme will contribute to 

the Greenwich Carbon Neutral Plan 

agreed by Cabinet on 18 November 

2020. 

 

The carbon output of the buildings that 

this report recommends are built and 

funded will go beyond the standard 

building regulations carbon reduction 

requirements.  The programme aims to 

Edward Ehiorobo 

Head of Strategic 

Asset 

Management 

25/11/21 

 

 

 

 

Nick Simons 

Housing New 

Supply Manager 

14 January 2022 
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deliver low or zero carbon homes 

wherever possible thereby seeking to 

reduce households living in fuel poverty. 

Procurement 

& Social 

Value 

The decisions recommended through 

this report have a direct implication on 

procurement and social value.  

Procurement support will be provided 

to ensure compliance with the Public 

Contracts Regulations 2015 and 

Council Standing Orders and that social 

value outcomes are considered.   

Nick Walker 

Senior Strategic 

Procurement 

Business Partner 

29/11/2021 

 

Risk 

Management   

A Strategic and Operational risk 

register has been developed as part of 

the capital monitoring process.  The 

Housing Investment Board considers 

project and programme risks on a 

monthly basis and actions 

required/escalations noted accordingly. 

The works programme and cost will be 

closely managed and monitored by the 

Repairs and Investment team to ensure 

effective and efficient delivery and high 

residents satisfaction. 

Edward Ehiorobo 

Head of Strategic 

Asset 

Management 

25/11/21 

 

Health and 

Safety 

Measures are in place to ensure that 

the Council meets its statutory, 

regulatory and policy requirements in 

key areas such as Fire Safety & Asbestos 

Management.  The Repairs and 

Investment team will ensure that all 

aspects of the requirements of the 

CDM Regulations and the relevant 

Health & Safety Regulations are 

incorporated in the tender documents. 

Health & Safety would be one of the 

criteria to be assessed during the 

procurement of works. 

Edward Ehiorobo 

Head of Strategic 

Asset 

Management 

25/11/21 

 

 

12. Report Appendices 

 

None. 
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13. Background Papers 

 

13.1 The following reports are useful context to the proposals set out in this 

report: 

 

Housing Delivery Proposals – 10th October 2018 

New Council Housing Delivery Programme – 20 February 2019 

 

 

 

Report Author: Nick Simons, Housing New Supply Manager 

Tel No.   020 8921 9182 

Email.   Nick.Simons@royalgreenwich.gov.uk  

 

Reporting to: Jeremy Smalley, Deputy Director Regeneration & Property  

Tel No.  020 8921 2244 

Email.   Jeremy.Smalley@royalgreenwich.gov.uk  

 

Chief Officer:  Pippa Hack, Director Regeneration, Enterprise & Skills 

Tel No.  020 8921 5519 

Email.   Pippa.Hack@royalgreenwich.gov.uk 

 

Author Edward Ehiorobo, Head of Strategic Asset Management 

Tel No: 020 8921 4944 

Email: edward.ehiorobo@royalgreenwich.gov.uk 

 

Reporting to Richard Parkin, Senior Assistant Director of Repairs & 

Investment 

Tel No.  020 8921 3065 

Email:   richard.parkin@royalgreenwich.gov.uk 

 

Director:   Jamie Carswell, Director of Housing & Safer Communities 

Tel No.  020 8921 8291 

Email. jamie.carswell@royalgreenwich.gov.uk 
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