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Executive Summary 

i. This technical note provides an independent assessment of the Langley High Street Widening 

(Section 3) Business Case submission to the Thames Valley Berkshire Local Enterprise 
Partnership (TVB LEP). The scheme is promoted by Slough Borough Council (SBC). 

Scheme Summary  

1.1 The business case submission sets out the case for investment in the widening of the Langley 
High Street / Station Road corridor between Langley Road and Langley Station rail bridge. 

1.2 This scheme is an extension to the junction and rail station accessibility improvement scheme 

delivered at Station Road/ Waterside Drive in 2018, and the junction improvement scheme 
delivered at High Street/ Station Road/ Langley Road in March 2020. It is also an extension to the 

adjoining proposed junction improvements at Meadfield Road/ High Street (referred to 
throughout this report as Section 2 ) and High Street widening between Elmhurst Road and 

Langley Road (referred to throughout this report as Section 1 ) which have conditional LEP 
funding approval. 

ii. As a combined package of measures, Sections 1, 2 and 3 are promoted by SBC to deliver a step-
change in provision along the Langley High Street / Station Road corridor, supporting the 

planned closure of the parallel Hollow Hill Lane as part of the Western Rail Link to Heathrow 

(WRLtH), as well as enabling development growth across the corridor. 

iii. The total scheme cost for the High Street Widening (Section 3) scheme is estimated to be £2.053 
million, with £1.643 million sought from the Local Growth Fund (LGF). 

Review Findings  

Summary 

iv. The overall scheme is considered to align well with strategic priorities and there is an established 

need for the intervention in the future context of the predicted Hollow Hill Lane closure. The 
Strategic Case shows how the scheme will help off-set the impact of traffic diverting along the 
Langley High Street Corridor and, in particular, through the Station Road / Langley Road / High 
Street junction. In the absence of the Hollow Hill Lane closure, the strategic benefits of the 

scheme would be significantly reduced, albeit some local benefits will remain in terms of 

supporting local development. 

v. The preferred scheme option is demonstrated, at least in part, to meet three of the four scheme 
objectives (to relieve congestion, improve connectivity, and improve journey times and quality for 
road users). The evidence is less definitive on whether it will meet the fourth objective to 

mitigation air pollution impacts.  

vi. The benefits of the scheme are strongly articulated for the southern end of the scheme around 
the Langley Road junction but there remains some uncertainty around the scale of potential 

impacts of widening the carriageway to two lanes through the middle and northern ends of the 

scheme. This is primarily due to the need for traffic to filter into single lanes to pass under the 
Langley Station rail bridge, creating a pinch-point for traffic movements. Whilst a long-term 
aspiration for the corridor would be to resolve this pinch-point, it would be a very expensive 
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scheme and is unlikely to happen unless it is part of a wider strategy for large-scale housing 

development to the north. 

vii. The benefits of the scheme for pedestrians and cyclists is also uncertain, with limited dedicated 

provision (other than replacement of existing crossing facilities) and potential issues of road 
safety and severance unless specifically addressed within the detailed design process. 

viii. The overall Economic Case, whilst subject to limitations within the quantification process, 
presents a reasonable case for investment when considered within the context of the wider 
corridor improvements. The underlying assessment of benefits and costs indicates that the 

scheme should eme. Taking into account 
a range of potential non-quantified direct, and wider indirect, economic benefits, the scheme 

 

ix. Most of the environmental and social impacts are relatively neutral, but there are some 

uncertainties around the impact upon air quality, noise, townscape and severance.  

x. As with the Strategic Case, the economic benefits from the scheme will be substantially reduced 
without the closure of Hollow Hill Lane and there are also uncertainties around the scale of 

benefits that will be generated by widening Station Road to two-lanes throughout its full length 

from the Langley Road Junction up to Langley Station rail bridge.  

xi. If considered within the wider context of the previously approved Section 1 and 2 schemes in the 

same corridor, then there is sufficient evidence to demonstrate that the overall Langley High 
Street Corridor Improvements  

xii. There are some concerns over the robustness of the Financial Case presented. Whilst underlying 

construction costs are presented, with allowances for utilities, preliminaries, and professional 
fees, there remains a risk/contingency allowance of £1.043 million that represents over 50% of 

the total scheme costs. This indicates that the scheme costs are not well developed at this stage. 

xiii. The Commercial and Management Cases are considered to be relatively succinct, but broadly 
compliant with requirements. They provide sufficient evidence to demonstrate that the 

procurement approach offers value for money within the context in which the scheme must be 
delivered, and that there are, generally, robust measures in place to manage the delivery of the 
project. Since there is significant scheme development work still to completed, the programme 
will need to be closely monitored and there remain a number of critical milestones, including 

land agreements, public and stakeholder consultation, and detailed scheme costings.  

Conclusions  

xiv. It is our conclusion that there is sufficient evidence presented to support the overall strategic 

case for investment in the scheme, but only in the context of it being part of a wider corridor 
programme of improvements and in the event that Hollow Hill Lane being closed. The overall 

economic case demon
 

xv. There are clear limitations in the detail of the scheme costs, as currently presented, and more 
information is required to verify that a sound financial case exists. In addition, more certainty is 

required around the necessary acquisition of land to accommodate the proposed scheme 
design. 
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Recommendations  

xvi. On the basis of the strength of the strategic case we recommend the scheme for approval but 
with the following conditions: 

1) SBC to demonstration positive discussions with the landowners that result in 

documented outline agreement for the acquisition of the land required to develop the 
scheme; 

2) Production of a revised, and more robust, assessment of scheme costs, post-preliminary 
scheme design; 

3) Formal confirmation (e.g. S151 Officer letter) to cover SBC funding allocation, along with 

confirmation that SBC will cover any potential cost overruns; and 

4) The scheme retains an initial Benefit Cost Ratio of at least 1.5 to 1. 

xvii. These conditions should be met at the earliest feasible date, but no later than 1st March 2021. 
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1. Introduction  

1.1 This report provides an independent assessment of the Full Business Case (FBC) submitted by 
Slough Borough Council (SBC) for the widening of Langley High Street / Station Road Corridor 
along the section of Station Road between Langley Road and Langley Rail Station bridge. 

1.2 This scheme is an extension to the junction and rail station accessibility improvement scheme 

delivered at Station Road/ Waterside Drive in 2018, and the junction improvement scheme 
delivered at High Street/ Station Road/ Langley Road in March 2020. It is also an extension to the 
adjoining proposed junction improvements at Meadfield Road/ High Street (referred to 

throughout this report as Section 2 ) and High Street widening between Elmhurst Road and 
Langley Road (referred to throughout this report as Section 1 ), which have conditional LEP 

funding approval. 

1.3 The report considers the evidence presented and whether it represents a robust case for the 

investment of Thames Valley Berkshire Local Enterprise Partnership (TVB LEP) growth deal 

funds. 

1.4 The independent assessment has applied criteria from TVB LEP assurance framework and the 
requirements for transport scheme business cases set out within the Department for Transports 

(DfT) Transport Appraisal Guidance (TAG). 

Submitted Information  

1.5 The independent assessment process for the Langley High Street (Section 3) Carriage Widening 
submission has been conducted on the following set of documentation submitted by SBC and 
their consultant team (Atkins): 

• Full Business Case Submission (30th October 2020) 

1.6 In addition to these formal documents, Hatch Regeneris have engaged with SBC and their 

consultants between September and October 2020 to discuss the requirements of the business 

case submission and comment upon the acceptability of the proposed appraisal approach and 
input assumptions and parameters. 

1.7 Whilst no formal Appraisal Specification Report or Option Appraisal Report was submitted for 

this project, the specification was been discussed and agreed between SBC and TVB LEP, and 
reference to scheme optioneering is incorporated within the main pro-forma submission. 

Report Structure  

1.8 This Independent Assessors Report responds to the formal submission of documentation, as 

well as the informal engagement process with SBC and their consultants, to provide a review of 

information provided, assess it suitability and robustness against TVB LEPs assurance 
requirements, and provide recommendations in relation to the approval of LEP funding for the 
proposed scheme.  
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1.10 The report is structure as follows: 

• Business Case Submission  presents a summary of the scheme elements included 
within the pro-forma submission, alongside the: 

◼ Rationale for the Scheme and Strategic Fit (Strategic Case),  

◼ Value for Money (Economic and Financial Cases); and 

◼ Deliver and Risk (Commercial and Management Cases).  

1.11 It also sets out the recommendations to the LEP Local Transport Body relating to the suitability 

of the scheme for funding. 
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2. Business Case Submission 

Overview 

2.1 The full business case submission sets out the case for investment in widening Langley High 

Street / Station Road Corridor between Langley Road and Langley Station rail bridge. The core 
scheme deliverables are: 

• Widening of Station Road from one lane in each direction to two lanes in each direction 
between Langley Road and Langley rail station bridge. The widening will primarily be 

undertaken on the western side of Station Road between Langley Road and Scholars 

Walk and then the eastern side of Station Road between Scholars Walk and Alderbury 
Road. This is to minimise the impact, as far as possible, upon Third Party Land. 

• At the southern extent, the scheme will introduce a two-lane approach and exit to the 

Station Road arm of the Station Road/ Langley Road/ High Street junction. 

• At the northern extent, the scheme will taper back down to one lane in each direction 

prior to the Langley rail station bridge. To avoid causing potential issues with turning 
movements into and out of the Alderbury Road side-road, to the west of Station Road, it 
is currently proposed that the four lanes will taper back to two lanes by this junction. 

• Adding a right turn filter lane at the Alderbury Road junction, to allow traffic turning right 

from Station Road onto Alderbury Road to do so safely and without holding up traffic on 
Station Road continuing southbound. 

• New footways will be provided on the western side of Station Road where the 
carriageway widening is proposed, to retain existing provision for pedestrians. 

2.2 Achieving these revisions will require land-take from the entry frontage of East Berkshire College 

on the western side of Station Road, however it is stated that this land is included within SBCs 

development control remit. It will also require a portion of the vehicular entrance to Langley 
Business Park on the eastern side of Station Road and a portion of the grassed frontage to the 

residential block just north of Scholars Walk on the western side of Station Road.  

2.3 The overall package of High Street Widening Schemes aims to help reduce north-south delays to 
traffic moving along the corridor. Sections 1 and 2  have both recently been approved, primarily 
in anticipation of significant volumes of traffic being re-routed through Langley as a result of the 
closure of Hollow Hill Lane. This closure is proposed to support the construction of the Western 
Rail Link to Heathrow (WRLtH) currently being promoted by Network Rail. 

2.4 SBC believe that the combined effect of Sections 1, 2 and 3 will result in improved operational 
efficiency and flow vehicle movement along Station Road/ High Street, helping to alleviate 
current traffic congestion and accommodate future demand as a result of the Hollow Hill Lane 
closure. As such, SBC consider the package of schemes provides significant support the delivery 

of WRLtH, as well as providing additional transport capacity along the Langley High Street 

Corridor to assist in the delivery of future growth aspirations.  

2.5 It should also be noted that SBC have aspirations to use the additional carriageway lanes as 

passive provision for alternative transport to promote active travel and public transport in the 
future, if deemed appropriate and if there is demand. There is potential convert one of the 

Station Road traffic lanes, in each direction, at a future date to a cycle lane, or for conversion of 
one of the lanes into a bus lane.  
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Key Input Assumptions and Parameters 

Summary of Content 

2.6 The overarching business case is considered particularly reliant upon the following key 
assumptions: 

• 

 

◼  the approved  Langley High Street (Section 1 

and 2) Schemes to signalise the junction between High Street and Meadfield Road 

and widen the High Street to the south of the junction 

◼  3) 

Scheme with widening of the Station Road between Langley Road and the 

Langley Rail Station bridge. 

◼ 2028 forecast traffic flows (with background growth) and with Hollow Hill Lane 

closed taken from strategic traffic model 

• Annualisation factors:  

◼ 253 days per year  

• Scheme opening year = 2021 

• 60-year benefits appraisal period 

• Costs and benefits discounted to 2010 prices 

• Values of time:  

◼ Business trips = £17.689 

◼ Commuting trips = £9.953 

◼ Leisure trips = £4.543 

• 0% Optimism Bias 

Independent Assessor Comment 

2.7 The use of the LINSIG model is considered appropriate for assessing the highway user impact at 

the southern end of the Section 3 scheme; however, the details of the model are not provided 
and so we are not able to verify how these models have been constructed. It is recognised that 
there are some limitations to the modelling tools, and that these will have some impacts upon 

the overall robustness of the outcomes of the assessment, that will need to be taken into 

account. 

2.8 There are no modelling tools available to assess the impact of the scheme at the northern end 
of Station Road. It is accepted that the scheme is likely to have positive impacts; however, the 

lack of modelling tools means this scale of this impact cannot be quantified. This is likely to 
mean that the overall quantified impact of the scheme is unreported, albeit it is unclear by what 

magnitude. 

2.9 The use of outputs from the strategic model to inform the 2028 future year scenario within the 
local junction modelling is considered an acceptable approach. It is, however, recognised that it 
does not permit a dynamic assessment of traffic re-routing on the basis of delays experienced at 
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the junctions on the High Street. This has implications upon the ability for the local junction 

models to accurately assess the extent of future year delays at the model. 

2.10 It is understood that the baseline 2018 junction model has been utilised to profile the impact of 

the scheme. Whilst it would be standard practice to have a model that represents the opening 
scheme year (in this case 2021), the use of the 2018 model is considered acceptable. 

2.11 The annualisation factors, the appraisal period and the discount period are all acceptable. 

2.12 The submission does not make it explicitly clear when it has been assumed that Hollow Hill Lane 
will close. Whilst we acknowledge that a formal date remains unknown, any assumption on the 

date will affect the Economic Case, as the profile of benefits will be significantly greater after it 
is closed, in comparison to before. This is considered further within the section on the Economic 
Case.  

2.13 The absence of any optimism bias within the assessment is considered non-standard practice. 

For a scheme at FBC stage, even when the costs and risks are fully understood and mitigation, 

DfT Transport Appraisal Guidance recommends 3% optimism bias to be applied. In this instance, 
the scheme costs are considered to remain relatively undeveloped and so we would normally 

expect a higher optimism bias to be applied (e.g. 15%).  SBC have, however, presented some 
mitigating circumstances in that they have included a very significant proportion of risk and 

contingency w Value for Money This provides 

some justification for applying 0% optimism bias but, at the same time, increases the 
uncertainty around the level of value for money that the scheme will achieve. 

Rationale for the Scheme and Strategic Fit (Strategic Case) 

Summary of Content 

2.14 The Pro-forma document sets out the background to the scheme and an overview of the wider 

issues of the area. This includes the strategic importance of the WRLtH project, that this scheme 
will support, as well the current COVID-19 context and how the scheme can contribute to short 

and longer-term objectives, including passive provision for future cycle lanes and public 
transport provision along the corridor.  

2.15 The key policy context is highlighted in relation to TVB Strategic Economic Plan (SEP), the 
Berkshire Local Industrial Strategy (BLIS), as well as local Slough Borough Council strategies and 

policies. The alignment of the core scheme objectives against these strategic policy documents 
is also set out. 

2.16 The rationale for the scheme is established, based upon the context of Langley Village and 

surrounding areas. It is set out how the scheme represents an extension of 
improvement scheme developed for Langley consisting of junction improvements at Station 

Road/Waterside Drive, High Street/Station Road/Langley Road, and High Street/Meadfield Road 
(recently approved), as well as widening of the High Street between Elmhurst Road and Langley 

Road. 

2.17 It sets out that the scheme will provide short-term improvements to traffic conditions but also 

support the longer-term impact of the closure of Hollow Hill Lane. The impact of the proposed 

closures of Hollow Hill Lane (to enable the strategically important WRLtH) is set out, with traffic 
forecast to re-distribution to the High Street, creating additional congestion and delay through 
Langley. As well as addressing congestion, the scheme is also needed to alleviate safety 
concerns.  
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2.18 Evidence to support the need is presented from an experimental closure of Hollow Hill Lane in 

2016. Strategic transport model outputs also demonstrates the impact of diverted traffic from 
the closure upon potential traffic volumes along Langley High Street. 

2.19 Specific network performance issues along the High Street / Station Road are considered 
utilising a local junction model. Reference is made to the analysis work using LINSIG software 
for the combined Station Road / Langley Road / High Street / Meadfield Road junction. This 
demonstrates the worsening of the underlying performance of the two junctions with the closure 
of Hollow Hill Land. Whilst the delivery of Sections 1 and 2 of the corridor improvement scheme 

provides significant benefits, some delays remain as a result of northbound traffic having to 
reduce from two lane to one as the exit the Langley Road junction onto Station Road. The 
benefits delivered by the Section 3 scheme are presented. 

2.20 The scheme details are set out describing how it complements the on-going programme of work 

along the corridor. The widening between Langley Road and Langley rail station bridge will be 
from one lane to two lanes in each direction. The widening will primarily be undertaken on the 

western side of Station Road between Langley Road and Scholars Walk and then the eastern side 

of Station Road between Scholars Walk and Alderbury Road. This is to minimise the impact, as 
far as possible, upon Third Party Land. This requires land-take from a portion of East Berkshire 

College entry frontage, a portion of the vehicular entrance to Langley Business Park and a 

portion of the grassed frontage to the residential block just north of Scholars Walk. The scheme 
will also create passive provision to turn one lane in each direction into a cycleway or bus lane 
in the future. A draft feasibility design drawing is provided. 

2.21 The extent to which the scheme will overcome barriers to growth is set out. This highlights the 
strategic importance of the Langley High Street corridor and how congestion will inhibit growth. 

It outlines a range of development opportunities along the corridor, as well as considering the 
Covid-19 recovery. 

2.22 The alternative scheme options are described initially in terms of alternative routings to address 

the closure of Hollow Hill Lane, shifting demand to public transport, as well as other capacity 

enhancements for the High Street. The Langley High Street / Station Road route option is 
concluded to be the most feasible option to accommodate the additional traffic anticipated as 

a result of the Hollow Hill Lane closure. 

2.23 A range of sub-options for Section 3 of the route along Station Road are also discussed, with the 
option to expand to two lanes for general traffic across the full route concluded as the preferred 
option. 

2.24 The consequences of a -  are presented highlighting the increased levels of 
congestion and the negative impact this will have upon economic and environmental outcomes. 

2.25 Slough Borough Council is identified as the sole partner for the scheme, but a range of other 
organisation are identified as key stakeholders.  East Berkshire College, Langley Business Park 
and the landowner of the small parcel of land outside the residential block just north of Scholars 
Walk are key stakeholders as they have responsibility for the land which the scheme requires 

land-take. SBC have already made initial discussions with landowners/ developers to safeguard 
the land required for the scheme and will continue to work closely with them to ensure the 
scheme can be successfully delivered. 

  



Independent Assessment Summary Report - Langley High Street Widening (Section 3) 

7  
 

Independent Assessor Comment 

2.26 The Strategic Case is considered to presents a reasonably robust overview of the issues and 

preferred solution for enhancing highway provision to alleviate current issues of congestion, as 
well as the negative impacts associated with the future closure of Hollow Hill Lane, even with 
the committed improvements to Sections 1 and 2 of the corridor scheme. 

2.27 The policy context is well-established, with reference to key local policy documents (SEP and 

BLIS) and how the scheme outcomes will align. It is shown how the scheme supports policies to 
enhance access to education and improve local air quality around educational facilities, as well 
as help enhance strategic transport provision and unlock housing development and encourage 
vibrant town centres 

2.28 The section on rational for the scheme does not specifically present evidence to document the 

current issues of congestion but does go on to demonstrate that, even with the Section 1 and 2 
Improvements the closure of Hollow Hill Lane by 2028 will continue to cause significant traffic 

queues a the High Street / Langley Road / Station Road Junction. The impact of the Hollow Hill 
Lane closure is sufficiently evidenced through the discussion of the impact of a trial closure, 

plots of traffic delays, and the outputs of the local junction modelling.  

2.29 The strategic importance of the Langley High Street corridor is sufficiently evidenced within the 
barriers for growth section, including the development opportunities within the local 

surrounds, such as the Langley Business Park (located along Section 3). 

2.30 The options assessment process demonstrates that alternative mitigation solutions to the 

closure of Hollow Hill Lane have been considered at both a strategic and local level and there is 
sufficient rationale for the identification of the preferred route option. The sub-options consider 
reducing the length of the two-lane carriageway or allocating some of the additional road 

capacity to bus and cycle provision.  The rationale for not providing bus lanes at this stage is 

considered sound due to the limited flow of buses along this route.  

2.31 The submission acknowledges that all the identified benefits at the High Street / Langley Road / 

Station Road junction would be achieved by extending two lanes northbound by between 50 to 

100m north of the junction. The inclusion of two-lanes along the full extent of the route up to the 

Langley Rail Station bridge is therefore justified on the basis of improved flow of traffic along 

this section before it is required to filter back down to a single lane to flow under the rail bridge. 
There is sufficient evidence to demonstrate that some additional benefits will be derived; 

however, the scale of these benefits is not evidenced. This makes it challenging to determine the 
full extent of benefits delivered against the additional costs incurred. 

2.32 The impact of not changing reiterates the congestion and delays that will occur and the type of 
impact upon local social and economic activity.  

2.33 A set of four scheme objectives are presented, albeit there is no specific section explaining how 

these objectives have been developed. They are focused on relieving congestion; mitigating 

future impacts of air quality; improving connectivity (including to Langley Rail Station); and 
improving journey times and quality for road users. Whilst there are clear overlaps between 

three of the four objectives, each aspect is referenced throughout the  rationale for the scheme 

and they are considered to be a reasonable set of objectives for the scheme.  

2.34 Whilst there is sufficient evidence presented that the preferred scheme option will relieve 

congestion, improve access and reduce journey times, it is less certain that the scheme will have 

a positive impact upon air quality. Whilst reducing levels of standing traffic and improving the 
flow of vehicles could reduce noise and emissions, there is also the potential for the increased 
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capacity to encourage more private vehicle trips along the corridor. The level of detailed 

modelling presented is insufficient to draw any firm conclusions on whether the 2nd objective is 
likely to be met. 

2.35 Whilst there are no specific measures of success presented within this section there is sufficient 
evidence to demonstrate that reducing delays and improving journey times through the Langley 
Road Junction and along Station Road will be key outcomes. This is confirmed in Table 5 where 
the expected benefits are stated as: journey time savings; increased network capacity; journey 
quality; physical activity; air quality and noise impacts; and accidents. Clearly the closure of 

Hollow Hill Lane is a major driver of the predicted benefits, but has yet to occur, so it will be 
challenging to establish a clear reference case baseline against which to assess success.  

2.36 Whilst no specific constraints or interdependencies have been identified it is clear that the 
overall need for the scheme is highly dependent upon the closure of Hollow Hill Lane as part of 

the WRLtH project. If the WRLtH were not to progress, the strategic case for this scheme will be 
significantly reduced. Significant land acquisition is also required for the scheme and it is 

understood that only initial discussion have taken place and no agreements are in place. 

2.37 The list of key stakeholders appears reasonably comprehensive, albeit the full extent to which 
engagement has been undertaken, and the level of support, is less clear. The level of wider 

support amongst local businesses and residents is also not discussed. 

Value for Money (Economic and Financial Cases) 

Summary of Content 

2.38 The Value for Money section describes the direct and wide outputs the scheme will deliver and 

presents the funding requirements. 

2.39 The economic case is set out into terms of the anticipated direct benefits of the scheme in 

relation to journey time savings; increased network capacity, journey quality; physical activity; 
air quality and noise impacts; and accidents. 

2.40 The scheme is also anticipated to facilitate wider impacts by unlocking future housing 
development, enhancing urban connectivity and supporting the creation of jobs and businesses. 

Potential outcomes are detailed in Table 6 in terms of new housing dwellings, employment 
space, and jobs the scheme could help facilitate. 

2.41 The approach to assessing the potential journey time savings is set out. This describes the use 
of outputs from local junction traffic models and a bespoke Spreadsheet Model Tool to calculate 
the economic benefits generated. This includes the parameters applied. 

2.42 Outputs from the local junction modelling are presented within an appendix showing flows and 
delays at the junction in 2028, AM and PM Peaks.  

2.43 The approach to identifying the housing and employment indirectly attributable to the scheme 

is discussed, including the interdependencies with the other capacity enhancements already 

approved along the Langley High Street corridor (Sections 1 and 2). 

2.44 Further wider outcomes are set out in terms of journey quality (moderate positive impact), 

physical benefits (slight to moderate positive) ,accidents (neutral impact), air quality and noise 

(neutral impact), and network capacity (moderate positive). 

2.45 The financial case is set out, with the overall capital cost requirements (£2.053m) presented and 
the level of LGF sought (£1.643m). The remaining £410,000 will be contributed by SBC. 
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2.46 The scheme costs 

the judgement of Quantity Surveying technical experts and benchmarking of other recent 
schemes. The requirement for a high number of utilities diversions is recognised and an 

allowance (35% of base construction costs) is included as Main Contractor Preliminaries, 
accordingly. 

2.47 Cost estimates are stated to include a risk allowance of 20%. A detailed schedule of costs that 
this contingency will cover is presented, which includes: 

• Additional design costs for the refinement of the design through Preliminary and 

Detailed Design; 

• Additional base construction costs; 

• Third Party Land cost; 

• Additional time required for stakeholder engagement; 

• Additional utility costs; and  

• Provision for more general, unknown and unquantifiable cost uplifts (including COVID-
19 impacts). 

2.48 A breakdown of the scheme costs is provided in tabular format. This indicates a risk / 

contingency allowance of £1,043,400. 

2.49 SBC has provided commitment to funding cost overruns. 

2.50 The profile of funding package is presented, with all expenditure in 2020/21. 

2.51 The overall present value of benefits, in terms of direct transport user benefits, are presented. 
These have been calculated using the direct outputs from the junction models and a bespoke 

spreadsheet tool. Overall, these benefits are estimated as just over £2.182 million, in 2010 prices.  

2.52 The overall present value of costs are estimated at around £1.457 million, in 2010 prices but with 

no optimism bias, giving an overall core scenario Net Present Value (NPV) for the scheme of just 
under £0.725 million. The accompanying Benefit to Cost Ratio (BCR) of 1.5 to 1, indicates that 

medium  

2.53 SBC also forecast that the scheme will additionally generate £0.06 million value of benefits from 

imperfect market competition and £0.519 as reliability benefits. These are applied by SBC to 
adjusted NPV  of £1.305 million and adjusted BCR  of 1.9 to 1.   

2.54 There are no sensitivity tests presented on the quantitative economic analysis. 

2.55 It is stated that a detailed appraisal of environmental impacts has not been undertaken at this 

stage but qualitative assessments of the impact on air quality and noise (neutral), townscape 
(neutral), biodiversity and water environment (neutral) are considered. 

2.56 In addition to the main assessment of journey quality and accidents, additional assessment of 

the social impacts of the scheme are considered, in terms of security (neutral), access to services 

(moderate positive), affordability (slight positive), severance (neutral), option/non-use values 

(neutral), and apprenticeships (neutral).  
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Independent Assessor Comment 

2.57 The Economic Case for the scheme is presented in terms of the direct transport users benefits 

that will be delivered, the wider development growth it will support, as well as the potential 
magnitude of environmental and social impact. 

2.58 Some high-level information is presented in relation to the traffic modelling. The principle of 
using of the strategic highway model to determine the diversionary impact of the closure of 

Hollow Hill Lane is considered appropriate, albeit we are not able to verify the precise process 
that has been undertaken.  

2.59 The principle of utilising the outputs from the strategic model to inform change of flows within 
local junction modelling is also considered an acceptable approach to assessing both the 

baseline need for the scheme, as well as the potential impacts upon congestion and delay.  

2.60 The local junction modelling data presented in Table 4 indicates that in 2028, with Hollow Hill 
Lane closed and with Sections 1 and 2 of the Langley High Street Improvements delivered, a 

notable amount of delay is forecast to occur across the Station Road / Langley Road / High Street 
junction in both the AM Peak (39 hours) and PM Peak (28 hours). These delays are, generally, 

spread across all arms of the junction.  

2.61 The introduction of the Section 3 widening scheme reduces delay in the AM Peak to 21 hours , 
whilst delay in the PM Peak they fall to 22 hours. This demonstrates that the majority of benefits 

for the scheme will be derived within the AM Peak, with all arms of the junction seeing some 

reduction in queues and delays. For the PM Peak, the impacts are less significant and do not 

appear to substantially improve the operation of the junction. 

2.62 It is understood that two model years (2018 and 2028) have been utilised for the economic 

analysis with the two scenarios: 

• Reference Case: includes the approved Langley High Street Sections 1 and 2 Scheme 

• : includes the additional Section 3 Scheme with widening of the 

Station Road exit from the junction 

2.63 The 2018 model utilises base model 

demand passing through the junction, 
whereas the 2028 model incorporates 

forecast underlying traffic growth and 
the impact of the closure of Hollow Hill 

Lane.  

2.64 A linear profile has been assumed in 

terms of traffic growth between the two 
years (see orange line in diagram). In 
reality the increase in traffic flow will 

more closely corelate with the closure of 
Hollow Hill Lane (see dotted line). 

2.65 Given an actual date when Hollow Hill Lane will close is currently unknown, the linear profile 
applied is considered acceptable and should not unduly impact the analysis. 

2.66 The assessment of wider impacts provides a useful overview of the aspirational development 
growth that is planned within the Langley High Street corridor and the need for transport 

capacity to support this development. The forecast housing, jobs, employment floorspace 
presented within Table 6 appear to relate to the Langley Business Park development, located 
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adjacent to the Section 3 Station Road alignment. Whilst the extent to which the scheme will 

unlock the development is not set out, , since this is not claimed as a direct outcome of the 
scheme it does not affect the overall assessment of value for money.  

2.67 The stated positive impact of the scheme upon journey quality appears logical in the context of 
the delays forecast in the reference case scenario. With limited quantitative analysis is difficult 
to judge whether the impacts will be moderate (as stated within the submission) or slight. In 
particular, because traffic is still required to filter down into a single lane to pass under the 
Langley Rail Station bridge, some of the benefits of the two-lane carriageway is lost. 

2.68 The stated slight to moderate positive impact of the scheme upon physical benefit is based 

upon a perception that the widening of the carriageway will provide additional space for cyclists 
and encourage greater use.  A counter argument would be that the scheme may also increase 

traffic speeds and potentially create a more threatening environment for cycling. In addition, 
there could be greater severance for pedestrians wishing to cross Station Road. Overall, there 
would appear to be inconclusive evidence around whether the scheme will encourage or 

discourage walking and cycling usage.  

2.69 Seven accidents (including 1 serious) are reported along Station Road over the last five years 

and so there is some potential for accident benefits to be improved. The increase in lane capacity 
may be a disadvantage to non-motorised users (cyclists and pedestrians) unless specific 
provision is made for these users. The conclusion that the scheme will have a neutral impact 
could be considered optimistic; however, it will depend upon the final detailed design of the 

scheme. 

2.70 As SBC acknowledge, a full environmental assessment has not been undertaken and so no 
definite conclusions can be drawn about the impact of the scheme upon air quality and noise. 

The current conclusion that impacts will be neutral appears reasonable, albeit actual impacts 
could be slightly negative if the scheme encourages additional traffic to use the route. 

2.71 The evidence is clear that the scheme will deliver significant additional network capacity along 
the corridor, with the potential to benefits all road users, depending upon how this capacity is 

utilised over time. 

2.72 A detailed breakdown of the schemes base construction costs is not presented, albeit it is 
acknowledged that these have been developed through standard industry practices and with 

 and inputs from Quantity Surveyors. The inclusion of preliminaries, 
overheads and profit, and professional fees demonstrates that the development requirements 
for the scheme have been taken into account. Further detailed development of base 
construction costs still needs to occur. 

2.73 It is recognised that there is a known, and substantial, risk of utilities works being required. It is 

unclear precisely what basis has been used to estimate the allowance of 35% of base 
construction cost for utilities works and so there may remain some risk that this value could be 
higher. It is not stated whether C3 utilities enquiries have been undertaken. 

2.74 The £1.043 million risk/contingency budget is considered to represent a substantial proportion 

of the budget. Whilst this would typically provide confidence that the budget is unlikely to be 
exceeded, it is not considered standard practice for a scheme at Full Business Case stage of 
development to have scheme costs with such a significant proportion allocated to contingency 

(around 50% of the total budget is unallocated to any specific costs). This indicates there is 
relatively poor understanding of scheme costs at this stage. The scale of design change indicated 

should not, typically, take place post submission of the full business case.  
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2.75 It will be important for TVB LEP to have a full understanding of how the scheme is developed 

going forward.  

2.76 It should be recognised that there is no reference to additional maintenance costs associated 

with the delivery of the widening scheme, but it is assumed that these would be absorbed within 
 

2.77 The profile of the funding package is straightforward and commits SBC to deliver the scheme 

within 2020/2021. A specific commitment is given from SBC to cover any cost overruns in the 
event that they occur, albeit this is not officially evidenced through a S151 Officer statement. 

2.78 The business case submission does not include standard Transport Economic Efficiency, Public 
Accounts, or Analysis of Monetised Costs and Benefits tables and so it is not feasible to 

comment upon the details of the monetised value for money assessment. The initial assessment, 

which does not include any allowance for optimism bias on capital costs, indicates that the 
scheme may only just deliver medium  value for money. It is, however, recognised that 
quantified benefits have only been assessed at the southern end of the scheme at the junction 

with Station Road and Langley Road. Any potential benefits associated with the scheme towards 

the northern end of the link are not captured. The extent to which these will increase the value 

for money for the scheme is unclear, not least as much of the benefit of providing two-lane 
carriageway is lost due to the requirement to filter down to a single lane to pass under Langley 
Station rail bridge.  

2.79 The calculation of an adjusted BCR  considers the potential for additional benefits relating to 
negating imperfect market conditions  and improving journey time reliability. The approaches 

adopted to assess these benefits have applied techniques outlined within DfT TAG; however, 
there is little contextual information, or baseline data, presented to support the case for their 

inclusion. Whilst these benefits could potentially be derived, as Independent Assessor we are 
unable to verify the scale of the forecast benefits. Even with the inclusion of these benefits, the 

scheme continues to remain medium  value for money. 

2.80 It should be also be reiterated that the medium  value for money from investment is only likely 

to occur in circumstances where Hollow Hill Lane is closed. If, for any reason, this closure were 
not to occur, then we could have no certainty what outturn BCR for the scheme would be 
generated. 

2.81 It is recognised that the scale of the scheme does not, in general terms, warrant a full 
environmental assessment and so the approach adopted by SBC is considered acceptable. In 

addition to air quality and noise (discussed above in Section 2.70), the evidence to support the 
position that there is no requirement to assess the impact upon historic environment is limited 

but there is no specific understanding of any heritage assets that will be affected by the scheme. 
There is also no discussion of the potential impact upon townscape of expanding the 

carriageway width, and it is considered there is a risk of potential negative impacts. 

2.82 For a scheme of this type, that will reconfigure the highway and require some land take, we 
would anticipate the need to consider potential impacts upon biodiversity and water 
environment. Whilst no details are presented within the 

reference to an initial assessment provides some justification to their conclusion that the impact 

will be neutral; however, we would expect this to be assessed further as part of the detail design 
process. 

2.83 The qualitative approach to assessing social impacts is considered acceptable. It is agreed that 
the scheme is unlikely to have any notable impact upon security. On the basis of the core 
scenario traffic modelling, the scheme should have a positive impact upon access to services by 
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motorised vehicles (including bus), but the impact upon pedestrian and cyclist accessibility is 

less clear. SBC have forecast a moderate positive forecast but in reality, a slight positive rating 
may be more appropriate. It is accepted that the scheme could have a slight positive impact 

upon affordability.  

2.84 The stated neutral impact upon community severance is also unclear due to the potential 

impacts the widening of the carriageway could have upon pedestrians and cyclists, with a risk 

of negative impacts for these user groups if the final scheme design is not carefully developed. 
It is agreed that there will be neutral impact upon option / non-use values and apprenticeships.   

Deliverability and Risks (Commercial and Management Cases) 

Summary of Content 

2.85 The section on deliverability and risk provides an overview of the project programme, project 

management arrangements, and risk. 

2.86 The business case document reiterates that 20% local contribution will comprise of Slough 

Borough Council Capital Funds. 

2.87 A high-level overview of the proposed programme is presented highlighting phases of 

preliminary design, Stakeholder and public engagement/consultation (Q1 2021), detailed 
design and refinement of scheme costs (Q2 2021), mobilisation and statutory consents (Q3 

2021), commencement of site works (Q3/Q4 2021), and completion of site works (Q1 2022). 

2.88 h of experience in managing capital infrastructure 
improvements, including High Street/Langley Road junction adjacent to this proposed scheme. 

2.89 Reference is made to the potential impacts of COVID-19 upon delivery and how this will be 
managed throughout the process, including ensuring safe on-site working. 

2.90 

Organisation (DSO) (Contractors), as an extension to both the High Street / Langley Road 
junction scheme and the original Langley Station and Access Improvements scheme. Contracts 
are also likely to mirror the structure previously used. The Council is likely to utilise the same 

contractor for this scheme and Sections 1 and 2 (widening of the carriageway between Langley 
Road and Elmhurst Road and the Meadfield Road junction improvement scheme) to maximise 

cost and time efficiency. This procurement process is stated to provide a high quality and 
efficient service, with resources readily available to be mobilised at short notice. SBC deems it 
appropriate not to engage in any new, competitive procurement process. 

2.91 The project management arrangements are described, including reporting protocols, and are 
stated to reflect the previous governance for the Langley High Street schemes that have worked 
effectively.  

2.92 A summary of the key strategic risks identified for the scheme are presented, with mitigating 

actions set out. As well as issues relating to COVID-19, key scheme risks relate to: utilities costs, 
land acquisition, any environmental issues within the land north of Scholars Walk, road safety, 
impact on residential properties, planning/consultation objections, cost increases, 

delays/cancellation to WRLtH and failure to coordinate with previous parts of the scheme. 
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Independent Assessor Comment 

2.93 The section on deliverability and risk, whilst relatively succinct, provides some useful 

confirmation of the measures in place to successfully deliver the project by the end of March 
2022. 

2.94 Whilst it is generally accepted that SBC will be a reliable source of match-funding, no 
commitment from the S151 Officer is formally made with the submission. 

2.95 The programme provided is very high-level in nature but appears reasonable, in terms of general 
time periods permitted. There are clearly some potential external project risks, in terms of public 
and stakeholder engagement, land agreements, and utilities works, all of which could 
significantly affect the programme and over which the project team may have limited ability to 

control. 

2.96 experience in 
successfully delivering highway infrastructure schemes.  

2.97 It is recognised that the direct award 
way of taking the project forward quickly and has enabled previous projects to be successfully 

delivered. Based upon the information presented it is challenging to conclude whether it 

represents the best value for money procurement approach but, given the timescales for 
delivery, it would appear to represent a prudent solution. 

2.98 The project management arrangements, whilst not presented in any detail, appear sensible 

and have successfully delivered previous projects within the same corridor. 

2.99  The risk register is considered to provide a sufficient amount of detail around both specific 
risks, as well as mitigating measures. It is recognised that this is a relatively standard highway 
engineering  project, albeit it requires a significant element of land acquisition for which 

negotiations are not very developed. There is also understood to be the potential for substantial 

utilities works and there will be disruption to local residential properties during construction. 

Internal project risks include the detailed design process and development of final scheme costs. 
All of these elements have the potential to significantly affect the programme for delivery, as 

well as the cost, but these risks appear to be well understood by SBC and will be managed 

accordingly. 

2.100 There is limited discussion of programme and project dependencies.  

2.101 The details of the communication and/or stakeholder management processes are not 

described in any detail. 

2.102 There is no discussion of benefits realisation planning or monitoring and evaluation. 
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Summary and Conclusions  

Summary 

2.103 The overall scheme is considered to align well with strategic priorities and there is an established 
need for the intervention in the future context of the predicted Hollow Hill Lane closure. The 
Strategic Case shows how the scheme will help off-set the impact of traffic diverting along the 
Langley High Street Corridor and, in particular, through the Station Road / Langley Road / High 

Street junction. In the absence of the Hollow Hill Lane closure, the strategic benefits of the 

scheme would be significantly reduced, albeit some local benefits will remain in terms of 
supporting local development. 

2.104 The preferred scheme option is demonstrated, at least in part, to meet three of the four scheme 
objectives (to relieve congestion, improve connectivity, and improve journey times and quality for 

road users). The evidence is less definitive on whether it will meet the fourth objective to 

mitigation air pollution impacts.  

2.105 The benefits of the scheme are strongly articulated for the southern end of the scheme around 
the Langley Road junction but there remains some uncertainty around the scale of potential 
impacts of widening the carriageway to two lanes through the middle and northern ends of the 

scheme. This is primarily due to the need for traffic to filter into single lanes to pass under the 
Langley Station rail bridge, creating a pinch-point for traffic movements. Whilst a long-term 
aspiration for the corridor would be to resolve this pinch-point, it would be a very expensive 

scheme and is unlikely to happen unless it is part of a wider strategy for large-scale housing 

development to the north. 

2.106 The benefits of the scheme for pedestrians and cyclists is also uncertain, with limited dedicated 
provision (other than replacement of existing crossing facilities) and potential issues of road 

safety and severance unless specifically addressed within the detailed design process. 

2.107 The overall Economic Case, whilst subject to limitations within the quantification process, 

presents a reasonable case for investment when considered within the context of the wider 
corridor improvements. The underlying assessment of benefits and costs indicates that the 

scheme should deliver medium  value for money as a standalone scheme. Taking into account 
a range of potential non-quantified direct, and wider indirect, economic benefits, the scheme 

could feasibly achieve a rating that is reasonably close to a high  value for money categorisation. 

2.108 Most of the environmental and social impacts are relatively neutral, but there are some 
uncertainties around the impact upon air quality, noise, townscape and severance.  

2.109 As with the Strategic Case, the economic benefits from the scheme will be substantially reduced 
without the closure of Hollow Hill Lane and there are also uncertainties around the scale of 

benefits that will be generated by widening Station Road to two-lanes throughout its full length 
from the Langley Road Junction up to Langley Station rail bridge.  

2.110 If considered within the wider context of the previously approved Section 1 and 2 schemes in the 

same corridor, then there is sufficient evidence to demonstrate that the overall Langley High 

lue for money.   

2.111 There are some concerns over the robustness of the Financial Case presented. Whilst underlying 
construction costs are presented, with allowances for utilities, preliminaries, and professional 
fees, there remains a risk/contingency allowance of £1.043 million that represents over 50% of 
the total scheme costs. This indicates that the scheme costs are not well developed at this stage. 
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2.112 The Commercial and Management Cases are considered to be relatively succinct, but broadly 

compliant with requirements. They provide sufficient evidence to demonstrate that the 
procurement approach offers value for money within the context in which the scheme must be 

delivered, and that there are, generally, robust measures in place to manage the delivery of the 
project. Since there is significant scheme development work still to completed, the programme 
will need to be closely monitored and there remain a number of critical milestones, including 
land agreements, public and stakeholder consultation, and detailed scheme costings.  

Conclusion 

2.113 It is our conclusion that there is sufficient evidence presented to support the overall strategic 
case for investment in the scheme, but only in the context of it being part of a wider corridor 

programme of improvements and in the event that Hollow Hill Lane being closed. The overall 

economic case demonstrates that, as a standalone scheme, it may only deliver medium  value 
for money, but that the wider package of measures should deliver high  value for money.  

2.114 There are clear limitations in the detail of the scheme costs, as currently presented, and more 
information is required to verify that a sound financial case exists. In addition, more certainty is 

required around the necessary acquisition of land to accommodate the proposed scheme 

design. 

Recommendations  

2.115 On the basis of the strength of the strategic case we recommend the scheme for approval but 
with the following conditions: 

1) SBC to demonstration positive discussions with the landowners that result in 
documented outline agreement for the acquisition of the land required to develop the 

scheme; 

2) Production of a revised, and more robust, assessment of scheme costs, post-preliminary 

scheme design; 

3) Formal confirmation (e.g. S151 Officer letter) to cover SBC funding allocation, along with 

confirmation that SBC will cover any potential cost overruns; and 

4) The scheme retains an initial Benefit Cost Ratio of at least 1.5 to 1. 

2.116 These conditions should be met at the earliest feasible date, but no later than 1st March 2021. 

 



 

www.hatch.co.uk 
London: 0207 336 6188   Manchester: 0161 234 9910 

 

 

 

 


