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31 May 2019

HOUSING COMMITTEE
A meeting of the Housing Committee will be held on TUESDAY 11 JUNE 2019 in the
Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 7.00 pm.

Kathy O’Leary
Chief Executive

Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk).  By entering the Council Chamber you
are consenting to being filmed.  The whole of the meeting will be filmed except where
there are confidential or exempt items, which may need to be considered in the
absence of the press and public.

A G E N D A

1 APOLOGIES
To receive apologies for absence.

2 DECLARATIONS OF INTEREST
To receive declarations of interest.

3 MINUTES
To approve the minutes of the meeting held on 9 April 2019.

4 PUBLIC QUESTION TIME
The Chair of Committee will answer questions from members of the public
submitted in accordance with the Council’s procedures.
DEADLINE FOR RECEIPT OF QUESTIONS
Noon on THURSDAY 6 JUNE 2019.
Questions must be submitted in writing to the Chief Executive, Democratic
Services, Ebley Mill, Ebley Wharf, Stroud and sent by post or by Email:
democratic.services@stroud.gov.uk

5 PERFORMANCE MANAGEMENT
Appointment of two Performance Monitoring Representatives.

6 HOUSING REVENUE ACCOUNT (HRA) OUTTURN 2018/19 – SUMMARY
OF VARIANCES.
To inform members of the 2018/19 outturn position on the Housing Revenue
Account.
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7 STROUD DISTRICT COUNCIL’S NEW HOMES AND REGENERATION
PROGRAMME AND DISTRICT WIDE AFFORDABLE HOUSING DELIVERY
To provide an update on the original five year New Homes Programme, the
details of the new schemes that are planned to be delivered over the next 3
years and affordable housing delivery across the district.

8 HRA DELIVERY PLAN REVIEW
To approve the approach to review and update the HRA delivery plan

9 DRAFT HOMELESS PREVENTION STRATEGY
Approve the draft Homeless Prevention Strategy for consultation and
authorise officers to carry out consultation for a period of 12 weeks.

10 MEMBER REPORTS
a) Housing Review Panel
b) Performance Monitoring
c) Tenant Representative to provide a verbal update to Committee

11 COMMITTEE’S ANNUAL REPORT
Summarise the activities of the Housing Committee during 2018/19 and set
out its plans for the next twelve months.

12 WORK PROGRAMME
To consider the work programme.

13 MEMBERS' QUESTIONS
See Agenda Item 4 for deadline for submission.

Members of Housing Committee 2019-20

Councillor Chas Townley (Chair) Councillor Lindsey Green
Councillor Jenny Miles (Vice-Chair) Councillor Julie Job
Councillor Catherine Braun Councillor Norman Kay
Councillor Jim Dewey Councillor Phil McAsey
Councillor Chas Fellows Councillor Gary Powell
Councillor Colin Fryer Councillor Debbie Young

Tenant Representatives

Leticia Gardiner Juliette Smith
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STROUD DISTRICT COUNCIL

HOUSING COMMITTEE

11 JUNE 2019

AGENDA
ITEM NO

6
Report Title HOUSING REVENUE ACCOUNT (HRA)

OUTTURN 2018/19 – SUMMARY OF
VARIANCES

Purpose of Report To inform members of the 2018/19 outturn position
on the Housing Revenue Account

Decision(s) The Committee RESOLVES to:
(1) Note the Housing Revenue Account revenue

and capital outturn for 2018/19, as shown
in Table 1 and Table 4

(2) To support the transfers to and from
earmarked reserves for the year, as set
out in Table 2

(3) To support the reprofiling of the HRA
Capital Programme budget as set out in
Table 6.

Consultation and
Feedback

Budget holders have been consulted about the
outturn position for their service areas. The
feedback has been incorporated in the report to
explain differences between budgets and actual
income and expenditure.

Financial Implications
and Risk Assessment

The whole report is of a financial nature reporting
the Housing Revenue Account capital and revenue
position for 2018/19.
Andrew Cummings, Interim Director of Resources
Tel: 01453 754115
Email: andrew.cummings@stroud.gov.uk

Legal Implications The Council is under a duty to prevent a debit
balance from accruing on the HRA and must
therefore keep under review its proposals
regarding income and expenditure on HRA assets.
Mike Wallbank, Solicitor
Email: Mike.Wallbank@stroud.gov.uk

Report Author Lucy Clothier, Principal Accountant
Tel: 01453 754343     Email:
lucy.clothier@stroud.gov.uk

Options To not support the reserve transfers and capital
slippage. Any proposed changes would be
recommended for action in 2019/20.

Performance
Management Follow
Up

The outturn position will be taken into account
when the budget for 2020/21 is prepared later in
the year. The change to balances and reserve
levels will be incorporated into an updated Medium
Term Financial Plan.
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1. Background
1.1 This report sets out the final outturn position for the Housing Revenue

Account (HRA) for the 2018/19 financial year.
1.2 The purpose of this report is to inform members of the level of balances

held by the HRA as a result of closing the accounts for the year.
1.3 Due to the volume of information contained in the report, it would

be helpful where members have questions on matters of detail if
they could be referred to the report author or the appropriate
service manager before the meeting.

2. HRA Outturn Position Overview
2.1 The HRA is a self financing account for the Council’s landlord function,

which must be budgeted to break even (net of transfers to/from HRA
reserves).

2.2 The original gross expenditure budget for the HRA was £22,366k. This
has been revised to £20,652k with net transfers to reserves of £2,037k,
funded by income of £22,689k.

2.3 The revenue outturn position of the HRA shows a transfer to HRA
General Reserves of £383k. This represents a net overspend of £136k
(0.7% of gross expenditure budget). A summary of this variation can be
found in Table 1 (following paragraph 3.3).

2.4 The capital outturn position shows total expenditure of £8,593k, a
variance of -£1,560k against the revised budget of £10,153k. A summary
of this variance can be found in Table 4 (following paragraph 6.2).

3. Housing Revenue Account Revenue Outturn Position
3.1 The outturn position for the HRA shows a net overspend of £136k (0.7%

of gross expenditure). A breakdown of this variance is included in Table
1 below. This is a change of +£190k (0.9%) from the month 10 forecast
reported in April 2019.

3.2 It is proposed that this is funded from HRA General Reserves, reducing
the amount transferring to general reserves from £519k to £383k. A
summary of the position of HRA General Reserves can be found in
Section 5.

3.3 The summary table format has been changed from the previous report.
This is to show the true variance within the controllable budgets within
the HRA, and split out other charges, such as Support Charges from the
General Fund. A copy of the table in the former format has been
included in Appendix A for information.
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Table 1 – HRA Revenue Summary

Revenue Summary Para
Ref

2018/19
Original
Budget

£k

2018/19
Latest
Budget

£k

Outturn
Position

£k

Outturn
Variance

After
Reserve
Transfers

£k

Income
Dwelling Rents and Service Charges (21,826) (22,144) (22,195) (51)
Other Charges and Income (564) (625) (692) (67)
Provision for Bad Debts 200 80 99 19
Total Income 3.5 (22,190) (22,689) (22,788) (99)

Expenditure
Supervision and Management 3.6 4,215 3,892 3,863 (29)

Repairs and Maintenance 3.7 -
3.11 3,684 3,652 3,906 254

Sheltered Housing Service 3.12 1,197 1,015 902 (113)
Other Expenditure 3.13 485 459 529 70
Sheltered Housing Modernisation
Programme 3.14 579 401 401 0

Total Expenditure 10,160 9,419 9,601 182

Net Income and Expenditure (12,030) (13,270) (13,187) 83

Other HRA Costs and Income
Support Service Charges from GF 3.15 1,565 1,565 1,687 122
Revenue Funding of Capital
Programme (Depreciation and RCCO) 7,153 6,273 6,273 0

Interest Payable/Receivable 3.16 3,488 3,395 3,326 (69)
Total Other Costs and Income 12,206 11,233 11,286 53

Total Housing Revenue Account 176 (2,037) (1,901) 136

Transfers to/from Earmarked
Reserves 4 (50) 1,518 1,518 0

Transfers to/from General Reserves 5 (126) 519 383 (136)
Total Transfers to Reserves (176) 2,037 1,901 (136)

3.4 Further details on the variances included in Table 1:
3.5 Income – (£99k) additional income

Net income is higher than budget by £99k, a variance of 0.4% of the
income target. Part of this relates to rents and service charges (£51k),
and part relates to other areas such as garage rent (£28k), which
because of the approved policy to dispose/redevelop sites, has been
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prudently budgeted, and renewable energy income which was over
budget by £14k.
This rents and charges lines represent income that has been charged,
not income that has been received. Where payment of rent or other
charges is overdue and it is not expected that the payment will be
received, provision is made under Provision for Bad Debt.

3.6 Supervision and Management – (£29k) underspend
There is a small underspend which is made up of a number of small
variances across all areas of supervision and management.

3.7 Repairs and maintenance - £254k overspend
3.8 Planned maintenance – £74k underspend, £60k carry forward request

The cyclical decoration programme has completed slightly more works
than forecasted (+£27k). There is an underspend of £36k against
asbestos surveys.  Surveys are only required where there are gaps in
information and dependant on programme progress.
There is also an underspend of £60k for Fire Risk Assessments, which
have slipped into 2019/20. Therefore, as reported at Month 10, a £60k
carry forward is requested to allow the Fire Risk Assessments to be
delivered in early 2019/20.

3.9 Gas in-house provider – (£28k) underspend
The provision of gas servicing and remedial works was completed within
the operational budget, with a small underspend of £28k.

3.10 Voids - £100k overspend
There was a backlog of properties at the start of the year due to previous
contractor issues. Costs have also been higher in the south of the district
across voids and responsive maintenance as the shorter term contract
means that the contractors upfront costs are being recovered over a
shorter period.
Properties have also been returned in a poorer condition, and so
additional works have been needed.

3.11 Responsive maintenance - £196k overspend
This overspend relates to general maintenance and electrical remedial
works. As reported under Voids, the cost of the contract has been higher
in the south in this year, and more work was carried out this year due to
catch up.
Whilst, due to their nature, responsive works are difficult to predict,
works are monitored for trends and where appropriate re-addressed
through planned programmes of works.

3.12 Sheltered Housing Service – (£113k) underspend
Expenditure in Sheltered Housing schemes is lower than budgeted, with
lower spend across both salaries and running costs.
The budget required to deliver the service across the schemes will need
to be reconsidered as part of the next budget setting round, as the
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Sheltered Modernisation Programme and the Older Persons Strategy
will both further impact on the service provision.

3.13 Other expenditure - £70k overspend
The cost of grounds maintenance is higher than anticipated, with fly
tipping an increasing issue in some of our estates.

3.14 Sheltered Housing Modernisation - £36k overspend (funded from
reserves)
Works at Sherborne House completed in 2018, and planning is
underway for works at Concord and George Pearce House which are
due to be undertaken in 2019/20. There is a £36k overspend on revenue
which represents an offset between revenue and capital works - there
were slightly more revenue works, and less capital works than in the
budget, but this doesn’t affect the programme as a whole.
This has been funded in revenue by an increased contribution from the
Sheltered Modernisation earmarked reserve (see Section 4). The
reduced capital spend will mean that fewer capital receipts are needed
to fund the programme in this year.

3.15 Support Charges from the General Fund - £122k additional cost
The HRA pays a share of the running costs of the Council - for the
services it receives from Council wide support services such as IT, HR
and Finance, as well as the running costs of the Council as a whole,
such as Committee meetings.
The cost to the HRA in 2018/19 is higher than the budgeted amount by
£122k. This includes a share of any overspends and underspends in
shared services, as well as contributions towards one off costs.
The spend in these areas are reported to other committees.

3.16 Interest payable/receivable – (£69k) additional income
The level of investment income has increased significantly, due in part to
higher levels of reserves in the HRA, but largely attributable to higher
interest rates than last year.
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4. HRA Earmarked Reserves
4.1 The transfers to/from Earmarked reserves, including the carry forward

(paragraph 3.8), are as follows:
Table 2 - Earmarked reserve transfers

Earmarked Reserve Opening
balance

£k

Transfers
in
£k

Transfers
out
£k

Closing
balance

£k

Net
transfers

£k
Sheltered Modernisation 1,976 1,390 (852) 2,514 538
Estate Redevelopment 350 820 0 1,170 820
Staffing 250 0 0 250 0
HRA General Contingency 0 100 0 100 100
Carry forwards – Fire Risk
Assessments 0 60 0 60 60

2,576 2,370 (852) 4,094 1,518

5. HRA General Reserves
5.1 The opening balance of HRA General Reserves at 1 April 2018 was

£3,003k. The base budget included a transfer from reserves of £126k,
but this was revised to a budgeted transfer to reserves of £519k in
January 2019.

5.2 The revenue overspend of £136k reduces this transfer to reserves to
£383k, and gives a closing balance on HRA General Reserves of
£3,386k.

5.3 Although a slightly lower than the revised budgeted balance, this is still
higher than the base budget and continues to allow HRA reserves to
remain above the recommended minimum balance of £1,500k.

5.4 The following table gives an update of the forecasted balance of HRA
General Reserves over the Medium Term Financial Plan (MTFP) period.
Table 3 – Summary of HRA General Reserves Forecast

2018/19
£k

2019/20
£k

2020/21
£k

2021/22
£k

2022/23
£k

Opening balance 3,003 3,386 3,436 2,617 3,178
Budgeted transfer to/(from)
general reserves – Council Jan
2019

519 103 (687) 561 330

Revenue overspend 2018/19 (136)
Approved changes (creation of
in house maintenance service)
– Council April 2019

(53) (132)

Closing balance 3,386 3,436 2,617 3,178 3,508

6. HRA Capital Programme
6.1 The HRA has a budgeted capital programme of £10,153k for 2018/19, of

which £8,593k has been spent.
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6.2 The below table give a breakdown of the capital programme, with further
details of variances following.

Table 4 – HRA Capital Summary

Capital Summary Para
Ref

2018/19
Revised
Budget

£k

2018/19
Outturn

£k

2018/19
Outturn

Variance
£k

Slippage
Request

£k

Central Heating 6.4 624 596 (28) 28
Disabled Adaptations 143 133 (10)
Kitchens and Bathrooms 6.5 1,506 1,021 (485) 430
Major Void Works 6.6 570 802 232
Compliance 6.7 337 422 85
Doors and Windows 6.8 791 512 (279) 100
Electrical Works 212 210 (2)
Damp Works/Insulation 6.9 127 34 (93) 93
Non-Traditional Properties 6.10 595 450 (145)
Door Entry 6.11 352 158 (194)
External Works 2,793 2,775 (18)
Suited Locks 6.12 74 0 (74) 74
Total - Major Works 6.3 8,124 7,113 (1,011) 725

Southbank, Woodchester 6.14 300 17 (283) 283
Former Ship Inn Site, Bridgend 15 15 0
Tanners Piece, Nailsworth 6.15 1,345 1,089 (256) 256
Broadfield Road, Eastington 6.16 0 15 15
Orchard Road, Ebley 6.16 0 4 4
Ringfield Close, Nailsworth 6.16 0 16 16
Summersfield Road, Minchinhampton 6.16 0 15 15
Gloucester St and Bradley St, WuE 6.16 0 8 8
Completed schemes (retention
payments)

6.16 0 3 3

New Homes Contingency 6.16 50 0 (50)
Total - New Build 1,710 1,182 (528) 539

Sheltered Housing Modernisation 6.17 319 298 (21)
Total Capital Expenditure 10,153 8,593 (1,560) 1,264

6.3 Major Works – (£1,011k) underspend/slippage
Total spend across major works on existing dwellings is £7,113k.
Although lower than the current budget by £1,011k, it should be noted
that this is above the original budgeted amount of £6,657k and is a
considerable increase from £3,114k spend in 2017/18.
Slippage of £725k is being requested to allow some works to be
delivered in 2019/20 on top of the existing programme.
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6.4 Central Heating – (£28k) underspend/slippage
Central heating upgrades are largely on target, but there were a higher
number of critical failures which reduced the planned programme in
year. A total of 204 heating systems have been replaced.
The small slippage request relates to the partial funding of a
replacement district heating system that will now be installed in 2019/20.
The balance will be funded from the 2019/20 budget.

6.5 Kitchens and bathrooms – (£485k) underspend/slippage
A total of 85 kitchens and 165 bathrooms have been completed during
the year. Some issues with contractor performance have been
encountered and therefore a carry forward of £430k is forecasted to
allow the slipped installations to be delivered next year.

6.6 Major works - £232k overspend
Major works on void properties have been higher than budgeted. A total
of 50 major voids have been completed, with some needing
considerable works in order to bring them up to the lettable standard.

6.7 Compliance - £85k overspend
The cost of asbestos removal has been higher than budgeted. Removal
of asbestos is done in line with planned works and will vary each
financial year.

6.8 Doors and Windows – (£279k) underspend/slippage
As previously reported, difficulty in obtaining certain doors as a result of
the Grenfell tragedy has led to delays, and a carry forward of £100k is
being requested. The new contract is due to be in place early in 2019/20.

6.9 Insulation – (£93k) slippage
Although insulation works have been undertaken as part of the external
works contract, additional insulation is being procured under a
framework in order to be delivered early in 2019/20. It is therefore
requested that the remaining budget is slipped into next year.

6.10 Non Traditional properties – (£145k) underspend
External works have been undertaken on 33 non traditional properties.
The external wall insulation on eight properties will be completed in
2019/20, with the Non Traditional budget combined with External Works.

6.11 Door entry – (£194k) underspend
Performance issues with the contractor, and long lead in times for door
manufacture, have led to the programme unfortunately being delayed.

6.12 Suited locks – (£74k) slippage
Suited locks are expected to commence in April 2019, and so the budget
will need to be slipped into 2019/20 in order to fund the programme.
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6.13 New Build and Regeneration – (£528k) slippage
The slippage detailed below, is due to re-profiling of these schemes to
reflect various factors affecting start on site.

6.14 Southbank – (£283k) slippage
This scheme was forecast to start on site in January this year, but this
has been further delayed due to ecology and ground issues.  A
contractor is in place and works are now due to start on site in 2019/20.

6.15 Tanners Piece – (£256k) slippage
Tanners Piece is now almost complete, with 11 new dwellings due for
completion in June 2019. Due to a later start than anticipated, more
spend has fallen in 19/20 than originally forecast, but this hasn’t
significantly affected the programme.

6.16 Other Schemes – £11k overspend
Initial scoping works and planning applications are starting for some of
the new sites approved by Council in January 2019. These works are
currently being funded by the New Homes Contingency budget, but will
all have an individual budget in place from 2019/20.
There are also some small costs on completed schemes which are
funded from the contingency.
The small overspend represents the brought forward spend on the new
schemes and can be comfortably funded from existing capital receipts.

6.17 Sheltered Modernisation – (£21k) underspend
Three ex scheme warden property conversions, and modernisation
works at Sherborne House have been completed during the year.
As reported in paragraph 3.14 there has been a variance between
revenue and capital works at Sherborne, but this does not affect the
overall financial position of the programme.
Works are due to start at Concord and George Pearce House, the next
two schemes in the modernisation programme, in the new financial year.

7. Capital Financing
7.1 The total capital spend of £8,593k has been financed as follows:

Table 5 – HRA Capital Financing

Source of Funding £k
Major Repairs Reserve 7,113
Revenue Contribution to Capital
Outlay (RCCO) 319

Capital Receipts 1,161

Includes £407k Right to Buy
receipts, receipts from shared
ownership sales of £20k and £734k
sheltered housing receipts

Total Funding 8,593
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8. Capital Budget 2019/20
8.1 Slippage of £1,634k is being requested from 2018/19 budgets into

2019/20.
8.2 It is also proposed that the budgets within the New Homes Programme

are reprofiled to reflect the forecasted delivery as set out in the report to
Housing Committee, also at the June 2019 meeting. The overall budget
has not been amended.

8.3 Taking into account these changes the proposed revised capital
programme for 2019/20 to 2022/23 is:
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Table 6 – Revised Capital Programme
2019/20 2019/20 2020/21 2021/22 2022/23

HRA Capital Programme Base Slippage Revised
£k £k £k £k £k £k

Major Works
Central Heating 1,021 28 1,049
Disabled Adaptations 200 200
Kitchens and Bathrooms 1,389 430 1,819
Major Voids 464 464
Asbestos/Radon 422 422
Doors and Windows 1,022 100 1,122
Electrical Works 218 218
Environmental Works 93 93
Door Entry 218 218
Suited Locks 76 74 150
External Works 3,519 3,519
Major Works 4,726 6,843 6,429
Total Major Works 8,549 725 9,274 4,726 6,843 6,429

New Homes and Sheltered
Modernisation
Southbank, Woodchester 902 283 954 231
Former Ship Inn Site, Bridgend 1,000 50 950 485
Sheltered Modernisation -
Tanners Piece 449 256 705

Broadfield Road, Eastington 31 31 994 90
Orchard Road, Ebley 20 20 665 30
Queens Drive, Cashes Green 27 10 810 220
Ringfield Close, Nailsworth 55 55 2,257 901
Summersfield Road,
Minchinhampton 28 28 892

Gloucester St and Bradley St,
WuE 28 28 20 537 722

Glebelands, 1,898 1,897
Opportunity Land Acquisition Pot 3,000 3,000
New Homes Contingency 50 50 50 50 50
Sheltered Modernisation -
Amber/Green Schemes 614 614 309 536 213

Total New Homes and Sheltered
Modernisation 6,204 539 5,495 6,278 5,212 3,367

Total HRA Capital Programme 14,753 1,264 14,769 11,004 12,055 9,796
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9. HRA Stock Numbers
9.1 The total number of dwellings available to let (excluding those held

vacant pending redevelopment) has reduced by 45 to 5015.
9.2 This includes a total of 26 Right to Buy sales, the addition of 6 converted

ex scheme manager flats, and the decanting of 18 sheltered units in ‘red’
schemes. There were three empty properties recategorised as
development (two houses at Gloucester Street and the ex warden
accommodation at Broadfield Road), and four dwellings have been
transferred to non dwellings as they are let on long term leases with
HRA shops (this is an existing arrangement).
Table 7 – Changes to the housing stock 2018/19

Rented Shared
Ownership Total

Opening Stock at 1 April 2018 5,020 40 5,060
Additions:
Ex warden conversions 6 6
Less:
Right to Buy sales (26) (26)
Decanted for Sheltered
Modernisation Programme (18) (18)

Transferred to development (3) (3)
Transferred to shops (4) (4)
Closing stock at 31 March 2019 4,975 40 5,015

9.3 At 31 March 2019 there were 14 units within red sheltered schemes still
to be decanted, once suitable accommodation is found for the tenants.
All tenants going through this process are supported in line with the
decanting policy.

10. Right to Buy Receipts
10.1 As members will be aware, the Council is able to retain Right to Buy

(RTB) receipts (after a set payment to the Treasury, a Council share, an
allowance for the self financing debt relating to the RTBs, and an admin
allowance), but only if they are spent on new affordable rented housing.

10.2 There are strict rules on the use of the receipts, with the RTB receipts
only able to make up a total of 30% of the spend on the new housing.

10.3 The remaining 70% of spend must come from other resources, such as
revenue resources (ie from rental income), borrowing, or capital receipts
(although the use of capital receipts from the sale of non RTB dwellings
is not directly allowable).

10.4 For example, £300k of RTB receipts must be used towards spend of
£1,000k on new housing, with £700k coming from Council resources.
They also cannot be used at the same time as other government funds,
such as Homes England, previously the Homes and Communities
Agency (HCA), grants.
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10.5 A total of 26 properties were sold under Right to Buy in 2018/19, with a
total capital receipt of £2,327k. This is after discounts totalling £1,785k
were applied, and includes a repayment of a previous discount as the
property was resold within five years of the Right to Buy sale.

10.6 The below table shows the breakdown of these receipts.
Table 8 – Right to Buy Receipts 2018/19

£000s

Treasury share 461 Amount paid to Government under
the RTB legislation

Local authority share 191 Amount that can be kept locally
without match funding restrictions

Admin costs 34 Allowance to cover administration
costs

Attributable debt 504

Allowance for self financing debt
relating to sold properties. Note: this
does not need to be used to repay
borrowing

Buyback allowance 74

Allowance of up to 50% for
repurchasing ex council houses
(relates to costs incurred in past
years)

Additional 141
receipts 1,063

Remaining amount that must be
match funded within three years.
In order to keep these receipts an
additional £4,151k must be spent by
31 March 2021.

2,327

10.7 During 2018/19, the total spend required (from RTB receipts up to March
2016 – to allow for the three year period in which we have to allocate
RTB receipts) has been met, and no additional RTB receipts have been
returned.

10.8 Right to Buy receipts have been allocated to Tanners Piece, the
conversion of sheltered ex wardens accommodation and towards the
preliminary costs of the new sites not yet on site.

10.9 Receipts are also continuing to be allocated towards the Fountain
Crescent site in Wotton-under-Edge, on which Fortis Living, a
Registered Provider, are building affordable homes.

10.10 With a strict three year timescale in which to allocate the ‘additional
141 receipts’, the future programme is being closely monitored.

10.11 With the relaxing of the borrowing rules, a new tranche of development
schemes were added to the approved capital programme in January
2019. This additional spend has meant that we are able to provisionally
commit all of our current Right to Buy Receipts over the next three years.

10.12 The following graph shows our current and forecasted spend (total
spend of which 30% can be funded from Right to Buy receipts), against
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the amount we would need to spend in order to retain the receipts rather
than repay them to Government (the dotted line).

Graph 1 – Forecast of Spend Using Right to Buy Receipts over Three
Years

10.13 Although the receipts are currently committed and it is forecasted that
we would not need to return any existing receipts, there is little room for
movement by the end of the three year period.

10.14 Much of this forecasted spend is on sites which are currently in a
preliminary stage, and so there are real risks that some of the sites may
experience delays, or may not be able to progress.

10.15 Any Right to Buy receipts received in 2019/20 will increase the spend
target for 2022/23, which does not currently have a programme of spend
allocated to it.

11. Other HRA Capital Receipts
11.1 A total of £3,340k has been raised from non Right to Buy sales in

2018/19. This is largely from the sale of Queens Court and Dryleaze
House, but also includes the sale of some garages, in line with the
approval from Housing Committee in September 2015.
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the amount we would need to spend in order to retain the receipts rather
than repay them to Government (the dotted line).

Graph 1 – Forecast of Spend Using Right to Buy Receipts over Three
Years

10.13 Although the receipts are currently committed and it is forecasted that
we would not need to return any existing receipts, there is little room for
movement by the end of the three year period.

10.14 Much of this forecasted spend is on sites which are currently in a
preliminary stage, and so there are real risks that some of the sites may
experience delays, or may not be able to progress.

10.15 Any Right to Buy receipts received in 2019/20 will increase the spend
target for 2022/23, which does not currently have a programme of spend
allocated to it.

11. Other HRA Capital Receipts
11.1 A total of £3,340k has been raised from non Right to Buy sales in

2018/19. This is largely from the sale of Queens Court and Dryleaze
House, but also includes the sale of some garages, in line with the
approval from Housing Committee in September 2015.
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preliminary stage, and so there are real risks that some of the sites may
experience delays, or may not be able to progress.

10.15 Any Right to Buy receipts received in 2019/20 will increase the spend
target for 2022/23, which does not currently have a programme of spend
allocated to it.

11. Other HRA Capital Receipts
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11.2 It should be noted that these receipts are the gross sale receipt and so
do not reflect any costs of sale such as the cost of decanting dwellings,
the cost of obtaining planning permission, or sale commissions.

Table 10 – Non Right to Buy Capital Receipts
Sale

Receipts
£k

Queens Court, Thrupp 1,300
Dryleaze Court, Wotton-under-Edge 1,503
Agreed deferred payment from previous
sale 54

Sale of garages (37 garages, some sold
as blocks, some as single garages) 435

Other small pieces of land 48
Total 3,340

11.3 The capital receipt from Dryleaze Court is allocated to the Sheltered
Modernisation project, with the remaining receipts all put aside to
contribute towards the new homes programme.

12. Major Repairs Reserve
12.1 The HRA must transfer the annual depreciation charge to the Major

Repairs Reserve (MRR), which should be used to fund capital works or
repayment of debt.

12.2 In 2018/19 the depreciation transfer totalled £5,954k and is reported
under ‘Revenue Funding of Capital Programme (Depreciation and
RCCO)’. The remaining £319k on this reporting line relates to Revenue
Contribution to Capital Outlay (RCCO).

12.3 The capital spend of £7,113k on Major Works has been funded entirely
from the Major Repairs Reserve in 2018/19, giving a net reduction in the
reserve of £1,159k. A summary of the reserve is in the below table.
Table 11 - Major repairs Reserve Summary

£k

Opening balance 6,110

Transfer to reserve – depreciation charge 5,954

Use of reserve – funding of major works (7,113)

Closing balance 4,951

12.4 This balance is taken into account in the MTFP, and will be utilised,
along with future depreciation charges, to fund future major works, and
the annual contribution towards repaying borrowing.
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APPENDIX A

HRA Outturn Position

2018/19
Original
Budget

£k

2018/19
Latest
Budget

£k

Forecast
Outturn

£k

Outturn
Variance

£k

Income
Dwelling Rents and Service Charges (21,826) (22,144) (22,195) (51)
Other Charges and Income (564) (625) (692) (67)
Total Income (22,390) (22,769) (22,887) (118)
Expenditure
Supervision and Management 5,222 5,084 5,126 42

Repairs and Maintenance 3,767 3,735 4,055 320

Sheltered Housing Service 1,452 1,270 1,126 (144)
Other Expenditure 519 494 580 86
Sheltered Housing Modernisation 579 401 401 0
Revenue Funding of Capital Programme
(Depreciation and RCCO) 7,153 6,273 6,273 0

Provision for Bad Debts 200 80 99 19
Total Expenditure 18,892 17,337 17,660 323

Other Costs and Income
Interest Payable/Receivable 3,488 3,395 3,326 (69)
Transfers to/(from) Earmarked Reserves 136 1,518 1,458 (60)
Transfers to/(from) General Reserves (126) 519 519 0
Total Other Costs and Income 3,498 5,408 5,302 (106)

Total Housing Revenue Account 0 0 76 76

Carry Forward Request 60

Net Outturn Forecast 136

Note: Support Service Charges and accounting adjustments (pension adjustments)
are included within the Supervision and Management, Repairs and Maintenance,
Sheltered Housing Service and Other Expenditure lines.
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STROUD DISTRICT COUNCIL

HOUSING COMMITTEE

11 JUNE 2019

AGENDA
ITEM NO

7
Report Title STROUD DISTRICT COUNCIL’S NEW HOMES AND

REGENERATION PROGRAMME AND DISTRICT WIDE
AFFORDABLE HOUSING DELIVERY.

Purpose of Report To provide the Committee with an update on the original five
year New Homes Programme and the details of the new
schemes that are planned to be delivered over the next 3 years.
The report also provides an update of affordable housing
delivery across the District.

Decisions The Committee RESOLVES to:
1) Note the outcome of the delivery of the original New

Homes Programme and the current position with regard
to the schemes at Southbank, Woodchester and the
former Ship Inn Site, Stonehouse.

2) Approve the programme of new council homes,  with
budget already approved in the MTFP, for delivery
during 2019/20 to 2022/23 as follows:

 Summersfield Road, Minchinhampton
 Broadfield Road, Eastington
 Orchard Road, Ebley
 Ringfield Close, Nailsworth
 Queens Drive, Cashes Green
 Gloucester Street/Bradley Street, Wotton-Under-Edge
 Glebelands, Cam

Consultation and
Feedback

Consultation with stakeholders is undertaken at the relevant
stages of a project.  Consultation has taken place with the
majority of Ward Councillors and Town/Parish Councils on
schemes which have reached the relevant stage. Those Ward
Councillors who have been consulted are supportive of the
programme and the response from Town/Parish Councils is
mainly positive.

Financial
Implications and
Risk Assessment

These schemes are already included within the Capital
Programme, the Medium Term Financial Plan (MTFP) and 30
year position of the HRA.
The approved budgets are based on estimated costs at the
current design standard. As detailed in the report, they are in the
preliminary stages, and so some schemes may yet need to be
amended. Should schemes change, or the SDC design standard
be amended, for example to take into account the Carbon
Neutral 2030 motion, this would impact on the cost of the
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project, and so could mean that schemes become unviable or
require greater subsidy from the HRA.

Lucy Clothier, Principal Accountant
Direct Line: 01453 754343
E-mail: lucy.clothier@stroud.gov.uk

A risk register is maintained for the programme, the most
significant risk is that of increasing building costs, which could
lead to schemes being unviable.  Paragraph 6.0 sets out the
other key risks to timescales and delivery.

Legal Implications The report reviews the status of the 2013-2018 programme and
sets out some general proposals for the development of sites in
the future. To that extent there are no material legal implications
arising from the report. As regards a possible disposal of the
Ship Inn site (Stonehouse) the usual legal requirements on
disposal in respect of price and other terms will apply and an
assessment of the legal position will need to be undertaken
when detailed proposals come forward.

Alan Carr - Solicitor
Direct Line: 01453 754357
Email alan.carr@stroud.gov.uk

Report Author (s) Kimberley Read – Project Manager
Direct Line: 01453 754175
E-mail: kimberley.read@stroud.gov.uk

Leonie Lockwood – New Homes & Regeneration Manager
Direct Line: 01453 754153
E-mail: leonie.lockwood@stroud.gov.uk

Pippa Stroud – Policy Implementation Manager (Section 9.0)
Direct Line: 01453 754099
E-mail: pippa.stroud@stroud.gov.uk

Options To not borrow further funding in the HRA to deliver new homes
and stop the programme.

Performance
Management Follow
Up

Regular updates to Housing Committee on the delivery of this
programme of new council homes.

Background Papers/
Appendices

Appendix A – Site Location Plans
Appendix B – Key Programme Milestones & Proposed Unit Mix
Appendix C – Stroud District Affordable Housing ‘On Site’
Appendix D – Stroud District Affordable Housing ‘Not Yet
Started’
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1.0. Introduction

1.1 Stroud District Council has an excellent track record of delivering good quality
affordable housing within the district, having delivered 228 new affordable homes
through its five year New Homes Programme up to March 2018.

This report provides an update on the delivery of new homes through the original
programme and seeks approval to the next group of schemes to be delivered
during 2019/20 and 2022/23.

1.2 It is proposed that further schemes are added into the programme as opportunities
arise and subject to approval to further borrowing.

1.3 This report also outlines the district wide need for affordable housing and provides
an update on delivery of new homes across all affordable housing providers.

1.4 Previously the New Homes Programme and new homes delivered through the
Sheltered Modernisation Programme have been reported separately.  In this report
and in the future, new homes delivery for these two programmes will be combined.

2.0 Previous Programme

2.1 The target for the original five year programme was to provide 236 new homes. As
stated above, the majority of these new homes have been completed; however,
there are two schemes within this programme, Southbank and the former Ship Inn
site which have been delayed. The delivery of these two schemes would exceed
the original new homes target and deliver 242 new homes. In addition to this, by
the end of June we will have completed 11 new homes at Tanners Piece which
formed part of the Sheltered Modernisation Programme. The total delivery by end
of June will be 239. A brief update on these three schemes is provided below.

2.2 Tanners Piece, Nailsworth (Independent Living Scheme)

The development at Tanners Piece has replaced 8 non-traditional bungalows with
11 new apartments specifically designed for older people. The homes provide a
mix of 1 and 2 bedroom flats and have been designed to be wheelchair accessible,
with a dedicated mobility scooter store and lift. This forms part of SDC’s Older
People’s Housing Strategy and is the first newly built Independent Living
accommodation which has been developed as part the Council’s commitment to
providing accommodation which meets the needs of an ageing population. The
new homes will be warm with improved levels of energy efficiency, as well as being
spacious with plenty of natural light.  The project is due to complete on 21st June.
The contractor E.G. Carter have performed very well throughout the project.

2.3 Southbank, Woodchester

Southbank is on site and will provide 5 new homes (3 for affordable rent and 2 for
shared ownership), with a mix of 2, 3 and 4 bedroom homes.  There have been a
number of challenges to overcome on this site, which have resulted in a number of
delays to the programme.  SDC are in contract with Speller Metcalfe who are
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performing well and are proactively resolving issues to ensure the current
programme is delivered by July 2020. This scheme is in receipt of Government
funding for the shared ownership units; Homes England is aware of the revised
timescales for delivery and is supportive of the scheme.

2.4 The Former Ship Inn, Stonehouse

2.5 The former Ship Inn site was included within the programme as a substitute for the
original scheme at Wharfdale Way, as it was proving difficult to produce a layout
and design that everyone was happy with due to the constraints of the site. Part of
the Wharfdale site was disposed of and has been developed for private housing
with an area along the canal edge retained by the Council for community use.

2.6 This site has been one of the most challenging to deliver as it lies within the
Industrial heritage Conservation Area. A scheme has been designed which
planning officers recommended for approval, however, at Development Control
Committee (DCC) in November last year, the local community and Town Council
objected to the proposals and local residents requested the application was
deferred until April 2019 ‘to allow for a feasibility study for the purchase of the Ship
Inn site through local Community and Business funding’ as they wish to see it used
for community uses. Development Control Committee accepted the principle of
developing some affordable homes on the site during its debate but refused the
application, which was then withdrawn. There is, therefore, no formal refusal notice
on the site.

2.7 Meetings have been held with the Town Council, ward members and the
subsequently formed community group to try to find a way forward. We have
suggested options could be a land swap with the Town Council or for the Town
Council to purchase the site from SDC, although this would mean that we would be
unlikely to deliver any new council homes in Stonehouse over and above on land
that we already own (i.e. garage sites).

2.8 We have not had a formal response from the Town Council as yet, but it is
supporting the community group in developing proposals for the former Ship Inn
site. Officers requested that the group confirms its proposals for the site and a
timescale for developing a more detailed business case for these. The group has
undertaken a survey of the ‘Stonehouse community’ and has produced a feasibility
study which concludes that;

2.9 ‘ShIPS concept is to create a centre combining the following:
 Small cafe
 Small craft slip/wooden dock
 Wildlife haven/park and picnic area/tourist information

Timescales proposed for this are:

Stage 1 Year 1
Within the next year Plan ‘pop-up’ events to engage the community
and see how the space is best used. Many of these events can be
tied into other local area events and/or promote local businesses.
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Stage 2 Years 2-4
This stage relates to the end of Phase 1a/beginning of Phase 1b of
the canal redevelopment. It consists of obtaining planning approval to
create basic sustainable amenities on the site with buildings/dock
constructed in an aesthetic sensitive to the heritage of the area that
does not infringe on wildlife and ecology of the site. These
constructions will create local employment opportunities and begin
directing tourists into Stonehouse and further along into Stroud and
the five valleys.’

2.10 The feasibility study does not recognise the Council’s position as landowner, the
value of the site and contribution it has made in financial terms to the canal project,
nor does it accept the need to deliver affordable homes as a priority. It also doesn’t
include the opportunities that are presented by this council’s decision to gift land on
the opposite side of the canal; at Wharfdale Way and the work that both Council’s
have been doing to bring this site and the HRA owned play area close by into
greater public use, including grant funding and partnership working with
Gloucestershire Wildlife Trust’s ‘Wild Towns Project’. These sites along with the
cycle path, woodland and boat house owned by Wycliffe adjacent to the former
Ship Inn site, all present a considerable and exciting opportunity to link Stonehouse
to the canal and the canal to Stonehouse, with canal boat moorings along this
stretch of the canal.

2.11 Officers will aim to progress discussions with Stonehouse Town Council over the
coming months, noting that a 6 month period is the period given to community
groups to pull together a bid for a registered asset of community vale (this site does
not qualify to be registered as such) and whilst recognising the work that ShiPs has
put in, that 7 months have already passed since a deferment was requested from
DCC and there is no clear scheme or bid for the site.

2.12 Further updates will be brought to committee, but the budget will remain in the
MTFP for this scheme until a final decision is made.

3.0 Proposed New Homes & Regeneration Programme

3.1 The New Homes and Regeneration team seek to deliver a programme of new
affordable rent and shared ownership homes by 2023.  The site location plans for
each new development scheme are contained within Appendix A and below is a
brief summary of each scheme and the housing mix proposed on the site.

3.2 Summersfield Road, Minchinhampton

Summersfield Road is a former garage site owned by SDC.  The garages have
been demolished and the site is fenced off and being managed ready for
development. Ward Councillors have been consulted and are supportive of the
proposals.
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3.3 Broadfield Road, Eastington

Broadfield Road is an existing sheltered housing scheme owned by SDC.  On part
of the site there is an existing detached building which provides communal facilities
for the site, including communal lounge/kitchen, laundry and former Scheme
Manager’s accommodation above.  The communal facilities are under-utilised and
the scheme manager’s accommodation no longer required.  An opportunity has
been identified to demolish the communal building and replace it with new
affordable Independent Living bungalows specifically for older people, essentially
infilling the site.  A number of consultation events have been undertaken with
existing tenants who live at the scheme who welcome the proposals.  Each tenant
will be provided with a washing machine to account for the loss of the laundry
facility and the service charges will be amended accordingly. A final consultation
will be undertaken with tenants prior to planning submission.

3.4 Orchard Road, Ebley

Orchard Road is a former garage site owned by SDC.  The garages have been
demolished; however the site has not been fenced off due to rights of access to
surrounding properties which need to be retained. Ward Councillors are aware of
the site, and they will be consulted further as the plans develop.  SDC plan to
undertake consultation with surrounding neighbours before the scheme is
progressed further.

3.5 Ringfield Close, Nailsworth

Ringfield Close is an empty former sheltered housing scheme owned by SDC.  The
site was closed as part of the Sheltered Modernisation Programme, and has been
used as a site compound by the contractor developing the Tanners Piece site.
Now that the new flats at Tanners Piece are complete, SDC plan to submit a
planning application for a new affordable housing development.

3.6 Queens Drive, Cashes Green

Queens Drive is a former garage site owned by SDC.  The site is fenced off ready
for development. There are some access issues which need to be resolved before
the scheme can be progressed further.  Ward Councillors are aware of the
proposals and will be consulted further as the plans progress.

3.7 Gloucester Street/Bradley Street, Wotton-Under-Edge

This site includes 2 empty properties on Gloucester Street and 2 tenanted
properties on Bradley Street.  The homes require significant investment to improve
the standard of accommodation and during the exploration of options for the
homes; an opportunity arose to provide additional new affordable housing on the
site. The proposal is to redevelop the site and provide 8 new energy efficient,
affordable homes (providing four additional homes). This project has been
submitted to planning and subject to obtaining satisfactory planning approval, it will
be presented for a final decision by Housing Committee later this year. SDC have
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been working closely with the tenants affected by these proposals, and have
consulted heavily with Ward Councillors who are supportive of the plans.

3.8 Glebelands, Cam

Glebelands is an existing sheltered housing scheme which is currently being
decanted as part of the Sheltered Modernisation Programme. During the Ark review
some initial feasibility assessments and a draft layout were produced.  These were
undertaken some time ago and the team plan to commission a new architect to
look at the site again because it is felt that the initial 28 units which were proposed
is not achievable due to an amended site boundary and site constraints. It is likely
that the scheme will deliver some older person’s flats (similar to Tanners Piece) as
well as a mix of general needs accommodation for affordable rent and shared
ownership. The figures detailed in section 5.0 and Appendix B have been taken
from the initial feasibility undertaken during the Ark review and are subject to
change.

3.9 A summary of the key milestones and the proposed unit mix for each site is
presented in Appendix B.

4.0 Pipeline Programme

4.1 The New Homes & Regeneration team is keen to actively progress a number of
pipeline projects to increase the delivery of more new council homes beyond the
existing schemes outlined in sections 2 & 3. The Council has limited land
opportunities remaining; however some of the opportunities being explored include
a garage site behind the Park Road flats in Stonehouse, May Lane, Dursley and
other opportunities identified through the Sheltered Modernisation Programme.

4.2 In addition to the above, the Council has committed £3 million towards the
acquisition of new development land beyond the existing programme to assist with
future delivery.

4.3 The team work closely with the Housing Strategy team to identify opportunities for
the delivery of new homes across the district.

4.4 The production of a Development Strategy over the next year will set out the
Council’s clear ambitions for the number, type, tenure and design of council homes
to be developed beyond this programme of schemes, as well as the location of any
sites identified through the new land opportunities fund.

5.0 Financial Overview

5.1 The budgets for the New Homes Programme have already been approved by
Council and are included within the MTFP.  The table below provides a summary of
these costs, although it is important to note that they do not reflect recent policy
changes such as the Carbon Neutral 2030 motion.
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No Of Units Costs

NPV
£000s

Rented
Shared
Ownership Total

Total Scheme
Costs
£000s

Summersfield Road, Minchinhampton
7 0 7 920 77

Broadfield Road, Eastington (SMP)
9 0 9 1,115 -37

Ringfield Close, Nailsworth
15 5 20 3,213 365

Orchard Road, Ebley 5 0 5 715 24

Queens Drive, Cashes Green
7 0 7 1,040 39

Gloucester Street/Bradley Street, WuE
8 0 8 1,276 61

Glebelands, Cam (SMP) 23 5 28 3,277 251

Totals 74 10 84 11,556 780

Net Present Value (NPV) is the difference between the present value of income
and expenditure over a period of time, in this case 30 years.

6.0 Key Risks to Delivery of the Programme

6.1 New build sites generally have a large number of associated risks which differ from
site to site. The key risks to delivering the programme within the timescales are:

6.1.1 Failure to obtain planning permission;
6.1.2 Unknown ground conditions which affect the drainage strategy/costs to

deliver the site;
6.1.3 Re-housing any tenants in existing properties which need to be demolished

as part of the proposals;
6.1.4 Increasing build costs and supply of materials;
6.1.5 Legal agreements and statutory authorities such as utility suppliers;
6.1.6 Ecology (including surveys which are time specific, and any associated

licences which may be required from Natural England).

6.2 The team are aware of these risks and seek to actively manage them throughout
the duration of the project, though sometimes they can be beyond the Council’s
control.

7.0 New Homes Specification – Employer’s Requirements

7.1 The New Homes ‘Employer’s Requirements’ specification is due to be reviewed
thoroughly over the next few months.  This piece of work is being done as a result
of the recent Council motion and commitment to being Carbon Neutral by 2030.
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This also links closely with the potential ‘Future Homes 2025 Standard’ which is
likely to be implemented within the next year, which sets a high standard for the
energy efficiency of new homes. During this review, the alignment with the
Council’s specification for its existing stock will also be checked to ensure they are
inline.

7.2 The changes to the specification will have an impact on the indicative build costs
detailed in section 5.0. When the brief has been updated a cost analysis can be
undertaken to understand the likely impact on budgets.

8.0 Procurement

8.1 The Council is part of the Westworks Framework which enables the Council to
utilise the Dynamic Purchasing System (DPS).  The DPS allows the Council to
tender a package of new schemes which can be awarded to the same contractor
subject to satisfactory performance.  The performance is measured through specific
KPI’s and project reviews at key points during the contract.

8.2 The benefits of being part of the DPS are:

8.2.1 Reduced procurement timeframes and quicker delivery of new homes;
8.2.2 Greater certainty of cost;
8.2.3 The ability to build up a relationship with a contractor and site team which

would enable the Council to get early input into new sites to assist with the
design and value engineering to reduce costs at an early stage and to
identify key risks and programme delivery constraints.

9.0 Affordable Housing Need & Supply – Stroud District

9.1 In addition to the Council’s New Homes & Regeneration Programme, a brief
summary of affordable housing need and delivery by other providers across the
district is detailed below.

9.2 The most recent research regarding housing need is the Gloucestershire Strategic
Housing Market Assessment (SHMA) of 2015. This updates existing survey data to
give a picture of the current and future need for affordable housing in the district,
and an affordable housing needs figure is calculated according to Government
guidelines. This tells us that we need 446 new affordable homes per annum in the
Stroud district.

The SHMA document can be found on the Council website www.stroud.gov.uk.

9.3 Affordable housing delivery over the last 5 years:

Year Total
14/15 121
15/16 117
16/17 101
17/18 139
18/19 118
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For further details on affordable housing currently on site across the district, please
see Appendix C.  For details of affordable housing commitments not yet started
across the district, please see Appendix D.

10.0 Recommendation

10.1 It is recommended that Committee approves this programme of new council
homes, with budget already approved in the MTFP, for delivery during 2019/20 to
2022/23.
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