16 December 2015

HOUSING COMMITTEE
A meeting of the Housing Committee will be held on TUESDAY, 22 DECEMBER 2015
in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 19:00.

David Hagg
Chief Executive
Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk
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
ab
of
the press and public.
AGENDA

1

APOLOGIES
To receive apologies of absence.

2

DECLARATIONS OF INTEREST
INTE
To receive declarations of interest.

3

MINUTES - 22 SEPTEMBER AND 12 OCTOBER 2015
To approve and sign as a correct record the minutes of the meetings held on 22
September and 12 October 2015.

4

PUBLIC QUESTION TIME
The Chair of the Committee will answer any questions from members of the
public, submitted in accordance with the Council's procedures.
DEADLINE FOR RECEIPT OF QUESTIONS
Noon on Thursday 17 December 2015.
Questions must be submitted in writing to the Chief
ef Executive, Democratic
Services, Ebley Mill, Ebley Wharf, Stroud, and sent by post, by fax (01453
754957), or by Email: democratic.services@stroud.gov.uk.
democratic.services@stroud.gov.uk
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5

WORK PROGRAMME
To consider the work programme and update accordingly.

6

REVISED REPORT - HOUSING REVENUE ACCOUNT REVISED ESTIMATES
2015/16 AND ORIGINAL ESTIMATES 2016/17
To receive the revised estimates for the Housing Revenue Account for 2015/16
and the original estimates for 2016/17.

7

QUEEN'S COURT, BRIMSCOMBE
To seek authority to dispose of Queen’s Court, Brimscombe, Stroud.

8

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

Members of Housing Committee
Councillor Mattie Ross (Chair)
Councillor Doina Cornell (Vice-Chair)
Councillor Miranda Clifton
Councillor Gordon Craig
Councillor Kevin Cranston
Councillor Jonathan Edmunds

Councillor Liz Peters
Councillor Gary Powell
Councillor Lesley Reeves
Councillor Mark Rees
Councillor Emma Sims
Councillor Debbie Young
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22 September 2015
7.00 pm – 8.00 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Councillor Mattie Ross**
Councillor Doina Cornell *
Councillor Miranda Clifton
Councillor Gordon Craig
Councillor Kevin Cranston
Councillor Jonathan Edmunds
** = Chair * = Vice Chair

P
P
P
P
A
A

Councillor Elizabeth Peters
Councillor Gary Powell
Councillor Lesley Reeves
Councillor Mark Rees
Councillor Emma Sims
Councillor Debbie Young

P = Present

P
P
P
P
P
P

A = Absent

Other Members In attendance
Councillor Geoff Wheeler
Officers In Attendance
Strategic Head (Tenant and Corporate
Services)
Principal Accountant
Head of Housing Contracts
HC.015

Head of Asset Management
Head of Housing Management
Business Development Manager
Democratic Services Assistant

APOLOGIES

Apologies were received from Councillor Jonathan Edmunds.
HC.016

DECLARATIONS OF INTEREST

There were no declarations of interest.
HC.017

MINUTES

RESOLVED That the Minutes of the Meeting held on 23 June 2015 are
confirmed and signed as a correct record.
HC.018

PUBLIC QUESTION TIME

None Received
Housing Committee
22 September 2015
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HC.019

WORK PROGRAMME

RESOLVED To agree the work programme with the following additions;
 To report on Sheltered Housing review to be – 2 February
2016.
 Update on the global procurement contract to be presented
on 29 March 2016.
 A report on the impact of rent reductions.
 To report the effectiveness and benefits to tenants of
installed alternative energy solutions.
 Update report on the H.C.A bid.
HC.020

BUDGET MONITOING REPORT – 2015/16 QUARTER 1

The Principal Accountant presented the report for the first quarter. Members were
informed that, following changes to delegated authority, the Committee could
approve the virement detailed in table 2 without further reference to the Council’s
Strategy and Resources Committee.
The report identified a projected net underspend of £1,328,000. The variance was
attributable to savings of £121,000 arising from the in-house gas provider and from
an underspend on a number of capital projects, including Leonard Stanley and Top
of Town.
Members were asked to approve a virement of £180,000 from the budget for Non
Traditional Properties to allow for further expenditure of electrical work to bring a
number of properties up to the required standards.
Members questioned the high level of expenditure on major voids. It was reported
that since September 2014 there had been increased visits and inspections of
properties. This had identified a higher level of work required but would reduce over
time.
Members asked for more information on the government proposals set out in
paragraph 15 of the report.
A Member questioned the presentation of the figures in the report and whether the
figures balanced. An Amendment to the decision was proposed to approve the
virement but to reject the outturn report. The Amendment was lost on the casting
vote of the Chair.
RESOLVED To note the outturn forecast for the HRA Revenue Budget and
the Capital Programme for 2015/16.
To approve the virements detailed in table 2 of the report.
HC.021

FUTURE OF STROUD DISTRICT COUNCIL GARAGE STOCK

The Head of Housing Contracts presented the report which identified that there were
463 occupied garages and 312 vacant units. 378 garages had been demolished
either as part of the Council’s new build programme or because of their very poor
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condition. The report summarised the options to rationalise the Council’s garage
stock.
The Head of Asset Management confirmed that decisions for each site would be
made following consultation with Ward Members and tenants.
Tenant representatives had identified that there would continue to be a need to
provide spaces for off road parking and wanted to ensure that tenants and area
representatives would be consulted. Tenants had suggested that some areas may
be suitable for self build.
Members were informed that the review of sites would be a lengthy process and the
aim would be to present a report to the Committee in March 2016.
RESOLVED To delegate authority to the Head of Housing Contracts and Head
of Asset Management, in consultation with the Chair of Housing
Committee and Ward Councillors to deliver the appropriate
options to rationalise the Council’s garage stock: as set out in
section three of the report.
1. Redevelopment and/or sale of garage stock for different
housing types.
2. Phased disposal of garages rather than selling in a single
block.
3. Sell sites that have low/nil social or economic value to SDC.
4. Retain useful or important sites that have potential value to
SDC for other council purposes.
5. Demolish garages and use for other SDC purposes.
HC.022

PERFORMANCE MONITORING

Councillors Debbie Young and Gordon Craig gave a verbal report on their meeting
with officers and a review of the performance monitoring measures. The areas
reviewed were;





New Housing Contract
Level of evictions
Former Tenant Arrears
Minor Voids

In respect of the measure for Former Tenant Arrears, it was noted that the measure
should be reviewed as the figures provided cumulative totals and did not give a year
on year comparison.
The Chair asked whether future reports could examine high risk items.
RESOLVED To note the report
Meeting Ended at 8.00 pm

Chair
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12 October 2015
7.00 pm – 9.25 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Councillor Mattie Ross**
Councillor Doina Cornell *
Councillor Miranda Clifton
Councillor Gordon Craig
Councillor Kevin Cranston
Councillor Jonathan Edmunds
** = Chair * = Vice Chair

P
P
P
P
P
P

Councillor Elizabeth Peters
Councillor Gary Powell
Councillor Lesley Reeves
Councillor Mark Rees
Councillor Emma Sims
Councillor Debbie Young

P = Present

Other Members In attendance
Councillor Liz Ashton
Councillor Chris Brine

P
P
P
P
P
P

A = Absent

Councillor June Cordwell
Councillor Geoff Wheeler

Officers in Attendance
Strategic Head Tenant and
Corporate Services
Head of Housing Contracts
Head of Asset Management
Head of Housing Management
Interim Business Development Manager

Accountancy Manager
Principal Policy Officer
Democratic Services Assistant

Others Present
Partner Ark Housing Consultancy John Paterson
Director of Housing Services Ark Housing Consultancy Kieran Colgan
Chair of Stroud Council Housing Forum Ian Allen
HC.023

APOLOGIES

An apology for absence was received from Councillor Steve Lydon.

Housing Committee
12 October 2015
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HC.024

DECLARATIONS OF INTEREST

There were no declarations of interest.
HC.025

PUBLIC QUESTION TIME

The Chair of the Committee answered questions from Sheila Thomas, Peter Price,
Jim Simpson and Pauline Simpson which had been submitted in accordance with the
Council’s procedures.
HC.026

REVIEW OF SHELTERED HOUSING STOCK:
DEVELOPMENT OF AN ASSET STRATEGY

TOWARDS

John Paterson and Kieran Colgan from external consultants Ark Housing
Consultancy informed Members of the findings of an independent review of the
suitability and viability of SDC’s sheltered housing stock, with recommendations on
future investment and options for these assets. Review headlines were:
(a)

Scheme & Resident Profile
(i)
SDC’s sheltered housing stock consists of almost 800 homes in 29
schemes which cater specifically for those over 65 or vulnerable people.
In many cases, this stock does not meet the needs or aspirations of the
community in 2015.
(ii)
Almost all the schemes are purpose built, all at least 25 years old and
over 40% of stock was built over 45 years ago in the 1960s.
(iii)
Almost three quarters of the homes in the schemes have one bedroom.
Bedsits account for around 11% and bungalows for almost 40% of the
stock. Only 5% of homes have more than one bedroom.
(iv)
Demographic changes mean that sheltered housing tenants are a
diverse group with an increasingly wide range of expectations, needs
and ages. For example, at the Willow Road scheme over a quarter of
residents are over 80 and a quarter under 60 with over 16% of residents
currently employed.

(b)

SDC: Areas of Positive Practice Identified
(i)
SDC demonstrates some strong performance in terms of void times (the
period when a property becomes vacant before it is relet) and potential
repair costs.
(ii)
The new service structure appears to be working well and leading to a
reduction in costs and an enhanced service to tenants.
(iii)
Realisation of the potential to “sell” services to the wider community.
(iv)
Good use of communal facilities and sharing mobility scooters.
(v)
Transparent approach to “subsidising” sheltered housing costs and a
tenant focused approach to setting rents.
(vi)
Good approach to appropriate use of service charges.
(vii) Dedicated resources identified to fund scheme renovations.

Housing Committee
12 October 2015
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HC. 2015/16

(c)

Asset review: key findings
(i)
Repair numbers and costs were too high in some schemes.
(ii)
Void costs in a small number of schemes were consistency high.
(iii)
Turnover in some schemes was over 20% and “demand” problems in
some schemes (bedsit & unit size).
(iv)
Void times can be too long and some long term voids.

(d)

Categorisation of schemes
Schemes were categorised using a simple traffic light system to reflect the
degree of “risk” to the Council.
(i)
Red: A scheme with significant issues relating to its physical nature,
repair or condition, the degree of local demand/competition, an inherent
viability problem or a combination of these so that significant action will
be needed within five years.
(ii)
Amber: A probable requirement that major investment, development or
re-utilisation will be needed within 10 years.
(iii)
Green: A good quality scheme which is essentially sustainable in the
longer term (up to 30 years) in its present form with some improvement
or upgrading work.

(e)

Review findings
80% of the sheltered properties in the district are in good condition, or had the
potential to be so, once renovated.
(i)
13 schemes including almost half of homes should be retained in the
longer term to continue providing older people’s housing. These should
benefit from improvements such as improving communal entrances,
lounge and garden, the creation of scooter stores, improvements to car
parking and lift installation where practicable.
(ii)
5 schemes should be improved for an alternative use as they are not
suited to specialist older people’s housing. However, they are probably
sustainable as ‘age-exclusive or ‘age preferred’ for people aged 50+.
(iii)
3 schemes should be remodelled for continued older peoples use. To
ensure these schemes are fit for purpose these schemes will require
investment in remodelling/modernisation (the removal of bedsits and
improvement of space standards, for instance) to better meet the needs
of older people.
(iv)
One scheme should be remodelled for alternative use as it is best suited
to return to more general needs provision; probably ‘age-exclusive’ for
people aged 50+. Opportunities for redevelopment to provide additional
units and revenue returns should also be explored on this site.
(v)
6 schemes should be decommissioned as older peoples housing, as
their performance and quality is poor and remodelling is not economic or
practicable. A more detailed feasibility study will be required to make an
informed decision on redevelopment or disposal.

(f)

Outline Budget
(i)
A breakdown by scheme of the outline costs to deliver the preferred
programme flowing from the preferred option has been compiled.

Housing Committee
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(ii)

(g)

The total cost is £4,678,800 to cover the improvements or remodelling
identified and associated fees/VAT including home loss and disturbance
allowance in line with SDC policy.

Review Recommendations for SDC
(i)
To consider the findings in the draft report and agree overall strategy.
(ii)
To build project management capacity and begin the process to conduct
the design feasibility work.
(iii)
To work with residents to set the ‘Stroud standard‘ for sheltered housing
formulating improvement and remodelling plans which aim to ensure
that:
 SDC’s sheltered housing stock has level floor access throughout all
common areas and first floor accommodation that is accessible via a
lift.
 Bedsit accommodation is phased out.
 Schemes provide adequate car parking suitable for residents and
visitors along with secure mobility scooter storage with recharging
points.
 Community lounge spaces are redesigned to be more attractive and
inviting.
 Tenants’ homes and communal areas offer the highest level of
thermal and energy efficiency that can be reasonably provided.
 Garden areas are accessible to those with mobility issues, and also
from the community room with appropriately wide opening doors.
(iv)
To work with partners to improve local knowledge on ‘demand. ’
(v)
To improve financial performance and make best use of assets by:
 Understanding stock condition, unit costs and lifecycles.
 Addressing long term voids in sustainable schemes.
(vi)
Further improve service quality and efficiency by:
 Fully understanding service charges.
 Explore opportunities around hub activities.
 Develop a clear communication plan.

In reply to Members’ questions, John Paterson and Kieran Colgan advised:
(a)

(b)

(c)

A typical timescale for leading in to actual work would be 12 to 18 months with
a feasibility study, design, costing and public consultation all working in parallel.
It would not be unreasonable to estimate a total programme timescale of
around 7-10 years.
The “forensic grip” on assets and liabilities referred to is the regulatory
expectation that landlords should know the spend on a unit by unit basis and be
able to make robust decisions for the whole portfolio.
While work is undertaken affected tenants would be moved into alternative
properties and provided with help to support them through any transition.

Councillor Debbie Young requested the addition of the words “reporting back to
committee with recommendations” at the end of both paragraph b and c of decision
box 2 which was unanimously agreed.

Housing Committee
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During debate Members unanimously supported the review.
RESOLVED

1.

That schemes identified as ‘green’ and ‘amber’ are
supported and a programme developed and
implemented for their improvement, subject to budget
availability and constraint.

2.

That schemes identified in the ‘red’ category, are
approved, in principle, to consider options for
redevelopment, and that:
(a) Officers will prioritise and undertake a review of
each site looking at its options and potential, with
the engagement of local ward members and
tenants and will return to committee as soon as
practicably possible with their recommendations.
Where a strong case emerges for a similar options
appraisal to apply to an ‘amber’ scheme, this will
be brought back to committee, as above.
(b) Officers also develop a long term delivery
programme, identifying costs, financial resources
and timescales. Supported by a financial plan
which models and responds to risks such as the
budget requirement for a 1% rent decrease, RTB
changes and other challenges reporting back to
committee with recommendations.
(c) That a wide ranging package of support, for
tenants who are affected by these works, is
developed, minimising inconvenience and enabling
the programme to be effectively delivered reporting
back to committee with recommendations.

3.

HC.027

That a communications plan is implemented.

MEMBERS’ QUESTIONS

There were none
Meeting Ended at 9.25 pm

Chair

Housing Committee
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AGENDA
ITEM NO

5
2015/16 WORK PROGRAMME FOR HOUSING COMMITTEE
Date of
meeting
23.06.2015

Matter to be considered
(i.e. insert report / project title)
i.
Work Programme 2015/16
ii.

iii.
iv.
v.

vi.

vii.
viii.
22.09.15

i.
ii.

iii.
iv.
v.
12.10.15

i.

22.12.15

i.
ii.

iii.

iv.

Council New Homes and
Regeneration Programme
Update
Housing Revenue Account
Outturn 2014/15
Performance for 2014/15.
New Housing Contracts for
North and South of the
District
Investment in Information and
Business Processes to
Support Tenant Services
Sheltered Housing Asset
Review
Supporting Tenants via the
Stroud Valleys Credit Union
Work Programme
Council New Homes and
Regeneration Programme
Update – Information Sheet
Budget Monitoring Report
2015/16 Q1
Future of SDC Garage Stock
Performance Monitoring
verbal update
Sheltered Housing Assets
Report
Work Programme
Council New Homes and
Regeneration Programme
Update – Briefing Note
HRA Revised Budget
2015/16 and Original
Estimates 2016/17
Review of Queen’s Court,
Thrupp

Notes
(e.g. lead member and officer)
Leads: Chair and Strategic Head
Corporate Services
Lead: Business Development
Manager
Lead: Principal Accountant
Lead: Cllrs Debbie Young and
Lesley Reeves
Lead: Head of Housing Contracts

Lead: Business Consultant

Lead: Head of Housing
Management
Lead: Head of Housing
Management
Leads: Chair and Strategic Head
Corporate Services
Lead: Business Development
Manager
Lead: Principal Accountant
Lead: Head of Housing Contracts
Leads: Cllrs Debbie Young and
Gordon Craig
Lead: Head of Housing
Management
Leads: Chair and Strategic Head
Corporate Services
Lead: Business Development
Manager
Lead: Principal Accountant

Lead: Principal Estates Surveyor

Page 11 of 42
Housing Committee
22 December 2015

Agenda Item 5

02.02.16

i.

Budget Monitoring Report
2015/16
Update on Sheltered Housing
Review
Work Programme

ii.
29.03.16

iii.
iv.

Council New Homes and
Regeneration Programme
Update
Budget Monitoring Report
2015/16 (Q3)
Update report on the global
procurement contract
Update report on the future of
the garage stock.

v.
vi.
vii.

Lead: Accountancy Manager
Lead: Head of Housing
Management
Leads: Chair and Strategic Head
Corporate Services
Business Development Manager

Principal Accountant
Lead: Head of Housing Contracts
Lead: Head of Housing Contracts

Information sheets (to be sent to committee members)
Date sent
(ref no.)
23.6.15
H-2015/16-001
18.6.15
H-2015/16–002
21.7.15
H-2015/16–003
20.10.15
H-2015/16-004
7.12.15
H-2015/16-005

Topic

Shared ownership scheme

Notes
(e.g. responsible
officer)
Kevin Pring

Tenancy Agreements and Conditions

Nick Jermyn

Local Connection and Allocation of
Affordable Housing
Progress Report on ICT project

Laura Stephen

New Homes and Regeneration
Programme Update

Leonie Lockwood

Task and Finish Groups
Title
Membership

Philip Skill

Date Established

To review The
effectiveness of the
tenant consultation
mechanisms in place
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HOUSING COMMITTEE

Agenda Item 6 (REVISED)
Housing Revenue Account Revised
Estimates 2015/16 and Original
Estimates 2016/17

Thursday
22 December 2015
7.00 pm
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AGENDA
ITEM NO

HOUSING COMMITTEE

6

22 DECEMBER 2015
Report Title

Purpose of Report

Decision(s)

HOUSING REVENUE ACCOUNT REVISED
ESTIMATES 2015/16 AND ORIGINAL ESTIMATES
2016/17
To present to the Housing Committee revised
estimates for the Housing Revenue Account for
2015/16 and the original estimates for 2016/17.
The Committee RECOMMENDS to Strategy and
Resources Committee:
a)

(i) The revised HRA budget for 2015/16 and
original HRA revenue and capital budgets for
2016/17 are approved;
(ii) The movements to and from earmarked
reserves as detailed in table 3 are approved

b) That from 01 April 2016:
i) Subject to implementation of proposed
government legislation namely, the Housing
Bill, social rents and affordable rents be
decreased by 1% as calculated in
accordance with such legislation
ii) Garage rents increase by 1% (as detailed in
Appendix A);
iii) Other landlord service charges at general
needs properties remain at 2015/16 levels (as
detailed in Appendix A);
iv) Landlord service charges at Sheltered
Housing Schemes are increased by 1% (See
para 24 and Appendix A).
c) That the Capital Programme for 2016/17 be
approved.
d) That the Head of Asset Management be
authorised to dispose of the freehold interest in
land at Fountain Crescent, Wotton Under Edge
on the open market.
e) To appropriate the former Ship Inn site,
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Stonehouse from the General Fund to the
Housing Revenue Account at market value to
add it to the new build programme for social
housing.
f)

Consultation and
Feedback
Financial Implications
and Risk Assessment

Legal Implications

To appropriate land at Wharfdale Way,
Stonehouse from the Housing Revenue Account
to the General Fund at market value for canal
related development

NB. Decisions from Strategy & Resources regarding
the budget will need to be recommended to Council
for resolution.
Members have been consulted at a series of 3
workshops at which the issues facing the HRA have
been discussed and options considered
Due to a range of imminent legislative changes
there is a greater level of risk and uncertainty of the
finances of the HRA at any point since Self
Financing began. To the extent it is possible, these
risks have been considered and are being managed.
However, some issues cannot yet be quantified as
legislation is still in its early stages so a full
understanding of their impact cannot be known.
Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
The Council has power under the Local Government
Act 1972 to appropriate land which is no longer
required for the purpose for which it was acquired to
use for any other purpose for which it has power to
acquire land. In the case of land held for housing
purposes, that power is subject to Section 19 of the
Housing Act 1985 which requires the consent of the
Secretary of State to appropriation of dwellings (or
part thereof) from the HRA. If the disposal does not
relate to dwellings, Section 19 consent will not be
required.
In any event, in appropriating property, the Council
(or relevant committees) must be satisfied that the
land in question is no longer required for the
purposes for which it was previously held.
Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
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Report Author

Options

Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
a) Reduce or increase capital
expenditure

and

revenue

b) Defer the proposed timescales for replacement
homes or capital improvements
Performance
management follow up

Budget monitoring reports to be undertaken during
2016/17

Background
1. Strategy and Resources committee considered the Council's financial
position at its meeting in October 2015 and agreed a strategy for setting the
budget for 2016/17. The report identified a number of budget uncertainties
faced by the Housing Revenue Account (HRA) for example the proposed 1%
reduction in social rents and the ‘Pay to Stay’ policy, both likely to have
significant impact on the rental income stream of the HRA.
2. This report brings together the revised 2015/16 and original 2016/17 budgets
for the HRA and projects forward over the medium term to allow members to
make informed decisions about setting the budget for 2016/17 in full
knowledge of the risks and uncertainties faced in future years.
3. The format of the report and in particular the layout of the Medium Term
Financial Plan has been changed to be more in line with the presentation of
the General Fund MTFP and budget report. A more standard approach to
reporting may assist members with their understanding of the finances,
however, feedback is always welcome.
4. Due to the volume of information and complexity of some of the issues
within this report, it would be helpful where members have questions
on matters of detail if they could be referred to the report author or
appropriate budget holder prior to the meeting
Summer Budget/Housing Bill
5. The 2016/17 budget setting comes at a time of several imminent and major
legislative changes to housing finance. Due to the long timescales involved
with implementing legislation, it is not possible at the time of preparing this
report to quantify all of the potential affects. Therefore in future years, the
Medium Term Financial Plan is likely to change more than it would do in a
time of greater financial stability. The upcoming changes with indicative
timescales are as follows
6. From April 2016 a mandatory reduction of 1% for all social and affordable
rent properties for each of the next 4 years. This replaces the previous
recommended approach of an increase based on the Consumer Price Index
(CPI)+1%. This will reduce rent income by a total of approximately £9m over
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4 years. This legislation is presently progressing through the Lords and is
likely to received Royal assent early in 2016. Should it be amended during
the legislative process, an alternative decision maybe presented to council in
January 2016
7. From April 2016, the extension of the ‘Right to Buy’ will be phased in for 1.3m
tenants of Registered Providers (RP’s). Stock holding local authorities will be
obliged to fund the discount offered by RP’s to their tenants wishing to
purchase their property. However, what this means to Stroud in terms of the
amount to be paid, how it will be calculated and when it needs to be paid, is
still unknown. Therefore no provision has been made in the MTFP. The
authority is awaiting the beginning of a government consultation process
after which the detail should become clearer.
8. From April 2017, the tenants and/or their partners in a household earning a
combined taxable income of £30,000 or more will be required to pay a higher
‘Market rent’ as opposed to the current social or affordable rent. Dependant
on the mechanism used, the authority may have to pay an annual estimate of
market rent to government and then seek to recover the actual market rent
from tenants. Under this scenario the financial risk for any arrears arising
would remain with the authority.
9. From 2020/21 Universal Credit and direct payments to tenants on benefit will
be fully implemented. Steps are already being taken to support those
tenants subject to the policy in order to manage their finances effectively and
by doing so maintain their tenancy.
10. From April 2016, five year fixed term tenancies will be introduced for new
tenants only. A tenant qualifies for the ‘Right to Buy’ after 3 years so there is
potential the authority will see an increase in Right to Buy applications arising
from fixed term tenants wishing to purchase the property before their tenancy
expires.
Priorities for the HRA
11. Despite the financial constraints imposed on the HRA through the Housing
Bill, the Council remains committed to delivering new affordable homes in the
district and maximising the use of the assets available. The priorities in terms
of resources available are as follows:
a) the protection of the existing new build programme
b) the redevelopment of various sheltered housing sites identified in the
recent review
c) the redevelopment of estates
12. To achieve this, both the capital and revenue budgets have been reviewed.
Some capital schemes have been re-prioritised or re-profiled or removed
from the programme.
13. The Council needs to maintain a level of balances in the HRA that provides
some resilience for the many risks and uncertainties that are clearly set out in
the report. New earmarked reserves have been established so that any
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resources available over and above the general balances required can be set
aside to enable the Council to achieve the priorities identified above.
HRA Revised Estimates 2015/16
14. The 2015/16 HRA net budget of £1.041m was approved by Council in
January 2015. The budget is subsequently revised to £0.494m by the
updated outturn estimates contained in this report and which are summarised
in Appendix C (see row called “Use of / addition to (-) working balances”).
Changes have arisen for various reasons but commonly originate from some
parts of the programme completing planned annual works within budget and
therefore allowing the ‘spare’ budget to be utilised elsewhere. Conversely it
can be found that other areas of the programme may require more funding
than originally provided if information comes to light during the year that
identifies an increased need.
HRA Medium Term Financial Plan (MTFP) Forecast
15. The HRA MTFP, proposes a gross expenditure budget of £31.38m in
2016/17 reducing to £22.87m by 2019/20. A statement showing the analysis
of the movement from the 2015/16 original budget over the years 2015/16 to
2019/20 is shown in the table below. A more detailed analysis of the MTFP is
shown in Appendix C. The assumptions made in the MTFP are set out in
more detail below.
Table 1 – Summary HRA MTFP

HRA MTFP
HRA Service Revenue Expenditure
Accounting Adjustments/Provisions
Budget Pressures
Budget and Efficiency Savings
HRA Capital Expenditure
Proposed HRA Budget
Income from Rents/Funding
Use of / addition to (-) HRA balances

2015/16 2015/16
Original Revised 2016/17 2017/18 2018/19 2019/20
(£'000) (£'000) (£'000) (£'000) (£'000) (£'000)
10,148 10,138
9,501
9,501
9,387
9,379
2,783
2,040
4,742
5,382
6,102
6,372
0
0
0
67
135
203
0
0
0
(220)
(220)
(220)
21,252 17,767 17,136
9,540
7,290
7,140
34,183 29,945 31,379 24,270 22,694 22,874
(33,142) (29,451) (29,713) (23,811) (23,055) (22,858)
1,041
494
1,666
459
(361)
16

Proposed Rent and Service Charges for 2016/17
16. The summer budget included an announcement that results in control of the
annual rent increase being taken away from the authority from 2016/17
onwards, for a total of 4 years. The Housing Bill which includes the legislation
for this is currently making its way through parliament and is due to be
enacted in the Spring 2016.The stated objective is to help reduce national
expenditure on housing benefit by a total of £6bn by 2020/21 (Source: DWP
impact assessment).
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17. Subject to the passing of the bill, from 1 April 2016 all ‘social’ rents (defined
as social and affordable, but not shared ownership) are decreased by 1%.
They will be decreased by a further 1% for each of the following 3 years.
Beyond that time it has been indicated, but is not certain, that rent increases
will return to the previous recommendation of CPI plus 1%.
18. The loss of control over rent setting presents a significant and unexpected
challenge to HRA income. The previous MTFP assumed a rent increase of
3% a year. Therefore the compounded effect of decreasing rather than
increasing rents creates a loss of approximately £9m of income from existing
stock by 2019/20. The following chart demonstrates this effect:
Graph 1 – Impact of 1% rent decrease to 3% increase on stock over 4
years

£M

2016/17

2017/18

2018/19

2019/20

£24.50
£24.00

3% rent increase

£23.50
£23.00

1% rent reduction
£22.50
£22.00
£21.50

£.85m loss
£.88m

£1.78m loss
£1.

£2.70m loss
£2.7

£3.64m loss

Total loss £9m

£21.00
£20.50

£20.00

19. Offsetting this loss to an extent is income from new properties originating
from the ‘new homes and regeneration’ capital programme. By the end of
2017/18 236 new and replacement properties will be added to the housing
stock. Those and further additions in later years are expected to generate
around £4m of additional income over the term of the MTFP.
20. It was originally envisaged income from new properties would be used to
increase reserves to help begin repaying the loans taken out to fund new
homes construction. However, in the medium term, the income they generate
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will now support the funding of activity within the HRA over the next few
difficult years before reverting back to that original objective.
21. The rent reduction for both existing properties and those under construction
will have far reaching consequences. The self financing debt the authority
received in 2012 was calculated on assumptions around rent increases that
have now changed significantly. Less income will mean the potential to pay
off some of this debt earlier than originally scheduled becomes more remote.
Furthermore, when constructing new homes the rent income they generate is
used to calculate how long it will take to repay the cost of constructing and
maintaining the property. By suppressing income the payback period will be
extended, possibly by a number of years.
22. Garage rents are recommended to increase by 1%. This will provide suitable
resources to carry out work in order to maintain the garage stock in a suitable
condition.
23. General needs service remain at the same level as 2015/16. The increase in
these charges has historically been linked to the inflation indices of RPI, and
more recently CPI at September each year. It is recommended to broadly
remain consistent with this approach, although unusually CPI was negative (0.1% in September), it is not recommended that charges are reduced.
Deflation at that time is a ‘snapshot’ and may not be consistent with inflation
across the whole of the 2016/17 financial year.
24. Sheltered housing services charges are increased by 1% (or 23 pence per
week). Although it is not recommended to increase general needs charges,
sheltered service charges have historically not kept pace with the cost of
running the service. Even with a 1% increase, there remains a £399k funding
deficit for sheltered in 2016/17 which will be met, as in previous years, by
other resources of the HRA. The funding shortfall for sheltered housing has
always been broadly comparable to this figure but would have been much
higher had the recent changes to the service not been implemented following
the withdrawal of ‘Supporting People’ external funding.
Self Financing Debt and Interest Rates
25. The remaining self financing ‘headroom’ borrowing of £3.762m will be utilised
in 2016/17. This will take the HRA up to its debt cap, with no prospect of this
being amended.
26. It is recommended to continue to repay only interest on the £98.7m of debt
the HRA has taken. Although a £1m loan is due for repayment in 2018 and a
further £2m in 2019, the difficulties presented by the 1% rent loss suggest it
would be favourable to renew these loans when they mature. Should
members wish to repay the loans, savings equivalent to them would need to
be found within the MTFP which would significantly affect the delivery of
services.
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Pay and Price Inflation, National Insurance changes
27. In line with Government expectations on public sector pay, provision for a 1%
pay award for 2016/17 has been included in the revenue budget. Future
years pay inflation has been provided for in the MTFP at a rate of 1%.
28. From April 2016 Employers National Insurance contributions will be changing
due to the introduction of the new State Pension. Both employers and
employees will pay the standard rate of National Insurance instead of the
contracted-out rate. For employers the standard rate of National Insurance is
13.8% of all earnings above the secondary threshold, we will no longer get
the national 3.4% rebate on the proportion of earnings.
29. The Council has set a standstill budget for a number of years now and only
added inflation where we are contractually-bound using specific relevant
inflation factors. Other price inflation increases are generally for software
licenses, increases in Business Rates (where applicable) and energy prices.
30. General price inflation has fallen during 2015/16, with CPI, the Government’s
preferred measure of inflation, having fallen below the target of 2.0%. The
latest inflation figures (October 2015) show CPI at -0.10% and RPI at 0.7%,
with the Bank of England anticipating inflation to remain very low over the
next 12 months.
Local Government Pension Scheme
31. In common with the General Fund, a significant cost pressure to the HRA is
the funding of the Local Government Pension Scheme (LGPS). The level of
the Council’s contribution to the scheme is determined by the actuarial
valuation that takes place every 3 years. The next valuation is due in March
2016 and will report back in the Autumn 2016.
32. A potential outcome from the valuation is a significant increase in the level of
employer’s contributions to ensure adequate funding is available to cover the
scheme liabilities, but balanced against what is affordable to the council.
33. The amount actually paid to the pension fund is split between the General
Fund and HRA in proportion to the current workforce. It is made up of future
service costs based on the current workforce, currently 13.7% of gross pay
and past service costs, a lump sum of £0.432m in the current year rising to
£0.500m in 2016/17. The HRA funds approximately 27.5% of the lump sum.
Provision has been made in the MTFP for future increases to pension fund
costs in line with the stabilisation previously agreed with the actuary.
Material assumptions made in the HRA MTFP
34. The MTFP forecast is made under a number of assumptions. The main ones
of note are summarised below:-

• Rents are decreased by 1% across all housing social stock, i.e. except
shared ownership which is under a different rent regime (Increasing by
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•
•

RPI as at January 2016). On average this will reduce rents by 83p a
week or £43.16 a year.
General reserves will be maintained at around £1.5m over the MTFP
period to help provide resilience against the negative financial impact of
HRA legislative changes
10 ‘Right to Buys’ a year are assumed

Budget & Efficiency Savings, productivity gains
35. The identification of budget savings and efficiencies is an important aspect in
setting the HRA budget in future years. As outlined earlier in the report, the
restriction placed upon rental income places greater emphasis on the HRA
being able to deliver budget savings and efficiencies to deliver on its key
priorities.
36. There are 2 key projects within Tenant Services that share a common theme
of reviewing structures and work processes with an aim to increase
productivity and deliver budget and efficiency savings. – IT Project (also
referred to as Business Improvement) and Tenant Services redesign.
37. The Business Improvement Team have reviewed the processes being
undertaken across Tenant Services with a focus on identifying key system
linkages and critical processes.
38. At present, the review team have concluded that it would not be prudent to
replace the system we use to collect and monitor rents at this time due to a
number of external factors including

• the introduction of Universal Credit
• 1% reduction in social rents
• Devolution agenda.
39. Therefore, the review team recommended delaying the preparation of a
systems specification until June 2016, at which point a revised timetable can
be presented to members.
40. In the intervening period, the review team will bring forward the re-design
phase, introducing a more streamlined process to the current systems,
review and automate direct debit process for rental income, liaise with ICT to
improve current system connectivity, and to streamline income and
expenditure processes across Tenant Services.
41. Review of the Tenant Services redesign has been shaped in order to meet
new and important challenges to the service and enable it to better meet
these along with other council objectives. The redesign is refocusing the
service priorities to meet key strategic priorities and respond to significant
external challenges, changing the way we use IT, promoting greater
individual team responsibility taking away the reliance on central support,
and creating a new culture for the service.
42. A total saving is currently estimated to be £0.66m over the MTFP and this
has reduced the gap between the level of expenditure and the funding
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available. Work on this is continuing as the HRA needs to reduce annual
costs further in future years as Government policies continue to put the HRA
under financial pressure.
HRA Capital Programme 2016/17 to 2019/20
43. As a consequence of the income lost from 2016/17 due to the reduction in
rents, it has been appropriate to review the existing priorities of the HRA. It is
understood that some local authorities and RP’s immediately put on hold
plans for new homes construction shortly after the Chancellors rent
announcement was made. However, despite the challenging environment,
this authority maintains committed to addressing the ongoing housing
shortage in the district.
44. New homes schemes are detailed in Appendix D. For context the existing
and planned new homes programme, with the number of units they will
produce is detailed below:
Table 2 - New Homes and Regeneration programme
No of Units
Hanover
18
Ex warden conversions already completed
9
Stonehouse projects
9
Minchinhampton
35
Woolaways -Leonard Stanley
51
Top of Town Phase 1
22
Top of Town Phase 2
14
Top of Town Phase 3
23
The Corriet,Cam
6
Fishers Road, Berkeley
4
Hillside, Coaley
4
Southbank, Woodchester
5
Chapel St Cam
14
Littlecombe, Dursley
18
Littlecombe, Dursley -Additional units
4
Total number of units
236

Status
Completed
Completed
Design stage
Completed
on site
On site
On site
Design stage
On site
On site
On site
On site
Procurement
Completed
Completed

45. As well as existing schemes a budget has been provided for the disposal of
the site at Queens Court, Thrupp. A paper also being presented at this
Housing Committee explores the options for Queens Court. The budget
allocated aligns with the costs involved with the recommendation to dispose
of the site. Should an alternative option be approved, the budget for this
scheme may require amendment. It is believed the sale of the site could
realise a potential £1.5m - £2.0m but this has not been incorporated into the
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income budget due to the inherent uncertainty about the precise amount and
timing.
46. As reported to Housing Committee in October 2015, a review of sheltered
housing assets has been undertaken and highlighted that substantial
investment is now required in some sheltered housing schemes. This is due
to the age and configuration sites are reaching the point where they are no
longer meeting modern standards and expectations. To prioritise work at 28
sites and nearly 800 homes, sites have been classified using a ‘Traffic light’
system of red/amber/green to indicate priorities (red being most in need).
Those sites in the red category will be addressed first and across the
duration of the MTFP a combined budget of £.4m, along with a reserve of
£5.81m for redevelopment, is being made available to begin the work
required.
47. The Renewable Energy programme will not continue beyond 2015/16.
Imminent changes in the Feed-In-Tariff (FIT), which generates an income for
the HRA based on the energy output produced by Photovoltaic (PV) panel’s
means it will no longer be cost effective to continue with PV installations after
December this year. From the 1st January 2016 the FIT will drop by 87%
from 12.47 pence p/kwh to 1.63 pence p/kwh. Although new PV installations
could still offer some benefit for the tenant, the FIT drop means the return on
the investment in PV to the authority will not be sufficient to recover the cost
of the installation within a reasonable timescale.
48. The annual income produced from renewable installations is likely to be less
than originally estimated. Gross annual income is approximately £160,000.
£100,000 of this is set aside to pay maintenance on renewable installations,
including the current £50,000 payment for maintenance/ monitoring of PV
installations.
49. The authority also retains a stock of £500,000 worth of renewable equipment
for use in installations. The majority of equipment will be used in ‘Non
traditional’ properties element of the capital programme. Some of the
equipment is likely to be disposed of. £100,000 has been set aside as a
provision to cover obsolescence or any losses on disposal.
50. Although £5.9m of ‘Decent homes’ grant was utilised in 2014/15 there is still
a need to maintain and improve existing stock and as such a substantial
ongoing programme of improvements remains in place. This programme will
be informed in future years by ongoing stock condition surveys.
51. It was stated at the Council budget meeting in January 2015 that new stock
condition surveys were to be commissioned to establish whether work
completed to date has proved to be value for money, and to confirm what
further work remains outstanding. Those surveys commenced in October
2015 and although the results will not be available to inform the 2016/17
budget setting process, they will contribute to setting the 2017/18 budget.
Additionally, further stock condition surveys will be a regular undertaking to
ensure up to date information on stock is available to plan future work
programmes.
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52. The 30 year business plan initially developed for the start of self financing in
April 2012 has now been refreshed for the updated to include information
around the new homes and regeneration programme and the proposed 1%
rent reduction. Additionally, when the stock condition survey is received, this
will also be input into the model to inform future capital works and revenue
repairs. The original plan indicated the self financing debt could be repaid
within approximately 17 years. The upcoming changes in housing legislation
are likely to adversely affect this timescales and work is to be undertaken to
revisit when full repayment of debt is possible.
New Earmarked Reserves
53. In order to meet the priorities set out earlier in the report around Sheltered
Housing and Estates Redevelopment, two new earmarked reserves have
been set up. Work is already underway to progress with the Sheltered
Housing sites and a project manager has been appointed. A business case
will need to be developed for each site before any resources are committed
and further feasibility work may be needed. As such, more funds have been
set aside for this project.
54. Some resources have been set aside for Estates Redevelopment. This is
limited at this stage due to other commitments on the HRA budget. The
outcome of the stock condition survey will better inform this work and the
resourcing of this can be revisited once there is some clarity on some of the
risks and uncertainties detailed in the report. The table below details the
resources that have been set aside in the budget proposed.
Table 3 – New HRA Earmarked Reserves

Funding for HRA Priorities
Sheltered Housing
Estate Redevelopment - Queens Court
Estate Redevelopment - Future schemes
Total HRA Earmarked Reserves

2016/17
(£'000)
(650)
(200)
(350)
(1,200)

2017/18
(£'000)
(1,390)
(200)
0
(1,590)

2018/19
(£'000)
(1,390)
0
(820)
(2,210)

2019/20
(£'000)
(2,380)
0
0
(2,380)

Risks and Uncertainties
55. The HRA budget is prepared using best estimates for the level and timing of
expenditure, budget & efficiency savings and available resources. However,
a number of uncertainties exist which could have an impact on the budget.

• Right to Buy Receipts – Some of the ‘Right to Buy’ receipts may need to
be returned to Government if the continuing obligation to spend them
within 3 years is not met. The majority of the new homes schemes are
part funded by £2.8m of Homes and Communities Agency (HCA) grant
which means these schemes cannot also be part funded by Right to Buy
receipts. This would be considered a ‘double subsidy’. There remains a
substantial benefit from having obtained the grant and should the
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TOTAL
(£'000)
(5,810)
(400)
(1,170)
(7,380)

•

authority find itself in a position of not having sufficient eligible schemes
to apply right to buy receipts to, there are options available e.g. working
in partnership with a RP to deliver new homes with some of the receipts.
Renewable Energy Grant conditions – The Energy Savings Trust
provided a grant of £880,000 awarded for the installation of Air Source
Heat Pumps to 400 properties. This grant was conditional on the
properties having received other appropriate energy efficiency measures
(cavity or loft insulation, etc). Some of this work remains outstanding and
has been budgeted for completion. This will ensure all properties
involved have received the appropriate work and ensure no part of the
grant needs to be repaid.
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Appendix A

PROPOSED LEVEL OF RENTS AND SERVICE CHARGES
On a weekly basis over 52 weeks
Current Proposed
2015/16
2016/17

Increase
over
2015/16

Rents
Dwelling Rents - average
Garage **

£83.14
£11.73

£82.31
£11.85

-£0.83
£0.12

£0.32
£0.84
£2.35
£23.28

£0.32
£0.84
£2.35
£23.51

£0.00
£0.00
£0.00
£0.23

[**subject to VAT for non-Council tenants]

Landlord Service Charges
TV Relay (communal aerials)
- basic IRS
- comprehensive IRS
Cleaning Charges - typical
Sheltered Housing
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Appendix B
HRA Original & Revised budget 2015/16 and Original Budget 2016/17
2015/16 2015/16 2016/17
Original Revised Original
(£'000) (£'000) (£'000)

HRA Detailed Revenue Estimates
Supervision and Management
Strategic Head (Tenant & Corporate Services)
Head of Housing Contracts
Head of Housing Management
Housing Asset Management Team
I.T. Project team
Development Team
Allocations team
Performance & Improvement team
Tenancy management team
Right to buy administration team
HRA Strategic Policy
Performance & Improvement
Tenant Participation
Tenancy financial inclusion
Tenancy fraud
HRA Contingency
Subtotal
Sheltered Housing (Net)
Communal Areas
Sheltered Housing - expenditure
Sheltered Housing - support
Sheltered Housing - income
Subtotal
Revenue Repairs and Maintenance
Repairs & Maintenance - Responsive
Repairs & Maintenance - General voids
Repairs & Maintenance - Cyclical / external decs
Septic Tank Renewal
Repairs & Maintenance - Other cyclical non decs
Gas IHP
Subtotal
Corporate and Democratic Core
HRA Service Revenue Expenditure

Housing Committee
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80
76
74
1,568
0
93
115
894
874
65
223
470
210
14
3
104
4,860

81
77
76
1,530
137
178
183
922
921
68
154
397
184
14
6
50
4,977

86
83
82
1,614
66
191
180
884
983
81
164
400
106
14
3
50
4,985

387
1,537
13
(1,110)
826

443
1,360
13
(996)
820

504
1,391
13
(1,006)
903

1,847
868
1,414

1,857
868
737

4,129

556
4,018

1,247
868
500
8
87
574
3,283

333

323

330

10,148

10,138

9,501
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Appendix C
HRA Medium Term Financial Plan 2015/16 – 2019/20

HRA MTFP
Supervision and Management
Sheltered Housing (Net)
Revenue Repairs and Maintenance
Revenue Repairs adjustments
Corporate and Democratic Core
HRA Service Revenue Expenditure
Technical Accounting Adjustments
Provision for Bad Debts
Self Financing Debt Management
Stock Adjustment
IAS19 Retirement Benefits
Employers Pension Contributions
Net transfer to / from (-) Reserves
Subtotal
Adjusted Budget
Inflation
Contract/Non-Pay Inflation
Pay Inflation (1% increase)
Subtotal
Base Budget
Budget Pressures
Increase in Employers Pension Contributions
Extension of RTB to Housing Associations
Impact of Universal Credit roll-out
Impact of Market Rents/'Pay to Stay'
Subtotal
Budget & Efficiency Savings
Workforce planning savings
Contract and procurement efficiencies
Subtotal
Standstill Budget including Pressures
Capital Expenditure
New Build and Development Programme
Capital Repairs and Maintenance
Subtotal
Proposed Net HRA Budget

Housing Committee
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2015/16 2015/16
Original Revised 2016/17 2017/18 2018/19 2019/20
(£'000) (£'000) (£'000) (£'000) (£'000) (£'000)
4,860
4,977
4,985
4,985
4,985
4,985
826
820
903
903
903
903
4,129
4,018
3,283
3,283
3,283
3,283
(114)
(122)
333
323
330
330
330
330
10,148 10,138
9,501
9,501
9,387
9,379
135
3,517

100
3,520

100
3,520

100
3,520

100
3,520

(272)
364
(962)
2,783
12,931

100
3,400
100
(275)
432
(1,717)
2,040
12,178

(428)
500
1,050
4,742
14,243

(428)
500
1,590
5,282
14,783

(428)
500
2,210
5,902
15,289

(428)
500
2,380
6,072
15,451

0
0
0
12,931

0
0
0
12,178

0
0
0
14,243

50
50
100
14,883

100
100
200
15,489

150
150
300
15,751

67

135

203

67

135

203

(220)

(220)

(220)

0

0

0

0
12,931

0
12,178

0
14,243

(220)
14,730

(220)
15,404

(220)
15,734

11,126
10,127

9,192
8,575

9,266
7,870

1,750
7,790

250
7,040

0
7,140

21,252
34,183

17,767
29,945

17,136
31,379

9,540
24,270

7,290
22,694

7,140
22,874
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Appendix C

HRA MTFP
Proposed Net HRA Budget
Funded By:
Dwelling Rents
Non-Dwelling Rents
Other income and contributions
Capital/Shared Ownership receipts
HRA Borrowing
Right to Buy Capital Receipts
HCA Grant
Repayment of HRA capital receipts
Subtotal
Use of / addition to (-) working balances
TOTAL Funding

HRA BALANCES
HRA Balance b/f
Change in Balances
HRA Balance c/f
Reductions in expenditure / increases in
income to maintain balances at £1.5m
HRA Balance as % of Net Revenue Budget

EARMARKED RESERVES
Earmarked Reserves b/f
New Build & Regeneration
IT Project
Sheltered Housing
Queens Court
Estates Redevelopment
Earmarked Reserves c/f
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2015/16 2015/16
Original Revised 2016/17 2017/18 2018/19 2019/20
(£'000) (£'000) (£'000) (£'000) (£'000) (£'000)
34,183 29,945 31,379 24,270 22,694 22,874
21,815
368
432
1,624
7,762
500
641

21,815
368
433
1,522
4,000
500
813

21,963
392
433
0

21,739
402
433
0

21,463
412
433
0

550
567
(94)
23,811

550
0
(69)
23,055

550
0

29,451

21,769
382
433
2,003
3,762
550
991
(177)
29,713

33,142

22,858

1,041
34,183

494
29,945

1,666
31,379

459
24,270

(361)
22,694

16
22,874

2015/16 2015/16
Original Revised 2016/17 2017/18 2018/19 2019/20
(£'000) (£'000) (£'000) (£'000) (£'000) (£'000)
3,729
3,729
3,235
1,569
1,110
1,471
(1,041)
(494) (1,666)
(459)
361
(16)
2,688
3,235
1,569
1,110
1,471
1,455
0

0

0

390

29

45

7.86%

10.80%

5.00%

4.57%

6.48%

6.36%

2015/16 2015/16
Original Revised 2016/17 2017/18 2018/19 2019/20
(£'000) (£'000) (£'000) (£'000) (£'000) (£'000)
2,067
2,067
350
1,400
2,990
5,200
(1,517) (1,517)
0
0
0
0
(200)
(200)
(150)
0
0
0
0
0
650
1,390
1,390
2,380
0
0
200
200
0
0
0
0
350
0
820
0
350
350
1,400
2,990
5,200
7,580
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Appendix D
HRA Capital Programme 2015/16 – 2019/20
2015/16 2016/17 2017/18 2018/19 2019/20
(£'000) (£'000) (£'000) (£'000) (£'000)

HRA Capital Programme
New Homes and Regeneration
Minchinhampton
Woolaways - Leonard Stanley
Woolaways - Top of Town, Phase 1
Woolaways - Top of Town, Phase 2
The Corriett, Cam
Fishers Road, Berkeley
Hillside, Coaley
Southbank, Woodchester
Chapel street, Cam
Littlecombe
Littlecombe - additional units
Fountain Crescent
Bridgend/Wharfdale Way, Stonehouse
New Homes and Regeneration Contingency
Sub total New Homes
Planned and cyclical capital
Property Refurbishment
External Works
Kitchens
Bathrooms
Door entry
Electrical works
Suited Locks
Doors and Windows
Central heating
Passenger lift replacement /refurb
Estate works
Professional fees
Disabled adaptations
Asbestos
Roofing
Environmental works
Renewable heating
Scheme Renovations
Non traditional properties
Gas in-house provider
Total planned and cyclical capital
Total Capital Programme
Housing Committee
22 December 2015

53
3,501
1,742
326
387
408
144
47
50
1,440
457
524
12
101
9,192

600
2,025
100
300
600
1,598
1,000
50
250
400
700

2,227
4,052
51

500

326
516
1,383

500
211
9,266

1,000
250
1,750

250
250

0
0

500
2,250
1,120
1,120
200
200
140
500
670
20

500
2,250
1,125
1,125
200
200

500
2,250
750
750
200
200

500
2,250
750
750
200
200

500
670
50

500
670
50

650
670

50
300
400
0
90

50
300
400
0
90

50
300
400
0
90

50
300
400
0
90

805
30
70
47
8,575

310

330

330

330

7,870

7,790

7,040

7,140

17,767

17,136

9,540

7,290

7,140
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Appendix D
Memorandum Table – New Homes and Regeneration Income
2015/16 2016/17 2017/18 2018/19 2019/20
Funding for HRA priorities
(£'000) (£'000) (£'000) (£'000) (£'000)
Minchinhampton - Sales and other income
(951)
Littlecombe - Sales and other income
(281)
Littlecombe, additional - Sales and other income
(290)
Leonard Stanley - sales income
(951)
Wharfdale way receipt
(500)
Top of Town - sales income
(310)
Chapel St, Cam uncommited sales income
(242)
Total Capital / shared ownership receipts
(1,522) (2,003)
0
0
0
HCA grant committed
HCA grant uncommitted
HCA grant
Total income
Gross expenditure
Net Expenditure

Housing Committee
22 December 2015

(702)
(111)
(813)

(880)
(111)
(991)

(305)
(262)
(567)

0

0

(2,335)
9,192
6,857

(2,994)
9,266
6,272

(567)
1,750
1,183

0
250
250

0
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Appendix E

Actual Rent
Social & affordable rent reduces 1% from April 2016. For 2016/17 this means an average
83p a week reduction and an average weekly rent of £82.31. Average rents for properties by
bedroom size are detailed below.
SDC average
actual rents
Property Type
Bedsits
1 bed
2 beds
3 beds
4 beds
5 beds
6+ beds

(over 52 Weeks)
£63.43
£72.74
£83.20
£91.43
£100.09
£102.49
£126.71

Limit Rent
Limit rent' was introduced to give authorities an incentive to control rent increases. If an
authority increases its average weekly rent above the limit, (likely to be £86.36) it willl only
receive housing benefit payments from the Department of Work Pensions up to the 'limit rent'
and will have to fund the cost of additional rebates to those tenants on benefits from the
authority's
The Limit own
Rentresources.
for 2016/17 will not be announced until January 2016 but is likely to
be £86.36. As average rent is far below the Limit rent there will be no loss from the
benefit claim

Housing Committee
22 December 2015
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

HOUSING COMMITTEE
22 DECEMBER 2015
Report Title
Purpose of Report
Decisions

7

QUEEN’S COURT, BRIMSCOMBE
To seek authority to dispose of Queen’s Court,
Brimscombe.
Housing Committee RESOLVES:
1. To dispose of the Council’s freehold interest
in Queen’s Court on the open market.
2. That Initial Demolition Notices be issued for
all dwellings at Queen’s Court.
3. That the Council’s Decanting Policy will now
apply to the residents of Queen’s Court.
4. To acquire land and buildings at Queen’s
Court by Compulsory Purchase Order (CPO)
under Section 226(1)(a) of the Town and
Country Planning Act 1990 if private flats
cannot be acquired by agreement, and
specifically a) progress a CPO b) establish
the public interest case for the CPO
c) provide evidence that the disposal referred
to at (1) above would be delivered if a CPO
were granted d) bring a further report to
Committee seeking formal authority to make a
CPO when a Statement of Reasons has been
drafted.

Consultation and
Feedback

Financial Implications
and Risk Assessment
Housing Committee
22 December 2015

5. To make budget provision of £400,000 to meet
the costs of interim management, property
acquisition, relocation and producing a
redevelopment scheme.
The tenants and occupiers at Queen’s Court have
been notified in writing and a meeting with officers
and members has been offered. Detailed one to one
meetings will be held with all residents should the
recommendation to dispose be approved.
The Chalford ward members have been notified of the
proposal.
The report outlines options for Queen’s Court with a
recommendation to dispose of the site on the open
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market. This has the potential to generate a capital
receipt for the HRA in the region of £1.5m to £2.0m,
although there would be costs incurred during the
disposal process estimated at £400k. The primary
disposal costs are re-housing tenants and buying
owner occupied flats.
The report highlights the other options open to
members in terms of either (a) retaining Queen’s
Court, or (b) disposing of the site to a registered
provider. In retaining the site, the report indicates that
the council would need to spend somewhere in the
region of £1m over the next 3 years to maintain the
stock. Disposal of the site to a registered provider
would be unlikely to generate a significant capital
receipt.
Given the financial pressures facing the HRA as a
result of recent government policies around social
rent, the most prudent option for the council would be
disposal on the open market.
David Stanley – Accountancy Manager
Tel: 01453 754100
Email: david.stanley@stroud.gov.uk
Both scenarios have different risks:
1. Disposal – interim management costs and delay
while tenants are re-housed are two main risks.
Management costs apply in any scenario and will be
offset by rents. Delays can be estimated from similar
schemes and offset by giving tenants priority to
alternative housing.
2. Retaining the building brings greater financial risks
which are less quantifiable including a) maintenance
cost liabilities b) temporary housing costs and
decanting payments during repair cycles c) continuing
disturbance
to
tenants
d) reputational
risk
e) increased management costs f) poorer use of
assets g) fewer opportunities for developing adjoining
land h) increased maintenance obligations to owneroccupiers

Legal Implications
Housing Committee
22 December 2015

Nick Stewart, Principal Estates Surveyor
Tel: 01453 754437
Email: nick.stewart@stroud.gov.uk
The proposal to dispose of the site does not raise any
specific concerns at this point. Legal issues may well
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arise e.g. securing possession of tenanted flats;
acquiring properties sold under RTB legislation.
Procurement issues may arise when securing a
buyer/developer when the site is marketed. The terms
of any disposal will require detailed consideration.

Report Author

Options

Performance
Management Follow
Up

Background Papers/
Appendices

Alan Carr, Solicitor
Tel: 01453 754357
Email: alan.carr@stroud.gov.uk
Nick Stewart, Principal Estates Surveyor
Tel: 01453 754437
Email: nick.stewart@stroud.gov.uk
1. Disposal – there are various options e.g. selling
with/without a redevelopment scheme and planning
permission; partnering with Registered Providers;
redeveloping with the Council’s adjoining land;
redeveloping with neighbouring land.
2. Retain Queen’s Court a) demolish and rebuild or
b) allocate budget and carry out major repairs or
c) continue with ad hoc repair programme
The project will be monitored monthly by the New
Homes and Regeneration Project Team.
Report back to Committee with disposal options when
decanting is complete.
Background papers:
Appendix A – Photographs
Appendix B – Plan of site

Background
1. Queen’s Court is a block of 24 flats and maisonettes about 60 years old. It
is of dated construction and features. Over the past 15 years its declining
condition and rising maintenance costs have given increasing cause for
concern.
2. Of the 24 dwellings, 22 are occupied by tenants, one is Right to Buy (RTB)
owned and one is vacant after a recent purchase from an RTB owner.
3. Over 30% of tenants have active applications on Gloshomeseeker. 5
households give anti-social behaviour as the reason for moving. There
are reported higher than usual levels of substance dependency and
vulnerability.
4. The location is unusually isolated. Although it fronts the London Road with
its bus service, it is not in a community with facilities. It is particularly
unpopular location for families as homes are above 1 bedroom ground
floor flats. Vacancies have been advertised 31 times since January 2010.
Housing Committee
22 December 2015
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On 11 occasions there was no response. 3 flats were allocated to
applicants with no connection to the Stroud district.
5. A survey in 2015 identified defects and repairs costing c£1,000,000.
Previous upgrades are deteriorating and works are needed to put and
keep the premises in a reasonable state. Overall the building is tired and
dated with a flawed layout that cannot be improved. Several elements are
nearing the end of their economic life (e.g. roof, windows, staircases).The
property suffers from damp and dry lining and improved insulation is also
required. Its design and age mean that repairs and improvements may be
disproportionately costly.
6. This building will require a significant proportion of the HRA capital budget
and is at a critical point where it requires continuing major repairs in the
medium term. It is also costly to manage.
Options
There are two principal options:
7. Disposal – after re-housing tenants and buying out owners, the Council
would take possession. Tenants would receive statutory homeloss
payments and the Council would cover the cost of their moves to
alternative accommodation in line with the Decanting Policy. Decants will
happen depending on suitable properties becoming void in the Council’s
stock. The Council would buy from RTB owners using compulsory
purchase procedures to direct values and compensation.
8. The property would then be sold. Redevelopment could be by the private
sector or registered providers. The location, ground conditions and site
complexity do not commend the site for reconstruction by the Council.
9. Registered providers have shown interest in redeveloping the site with
social and open market housing. The site would be of substantial value
and interest to commercial developers. The Council owns land beside
Queen’s Court (see plan at Appendix B) and has been approached by a
Trust who own adjoining land. There are options for owners and
developers to produce a wider ranging redevelopment.

Housing Committee
22 December 2015

Page 37 of 42

Agenda Item 7

10. Disposal would reduce the Council’s overall housing stock and phase out
the rent raised from tenancies which would not be available for the
medium term financial plan. However, it would remove the £1,000,000
maintenance liability and an unsatisfactory housing arrangement. It would
generate a net capital receipt.
11. Keeping Queen’s Court – Consultant’s advice is that repairs of
£1,000,000 should be budgeted for if the building is retained. The nature
of the construction means that annual and longer term repairs will be more
than double that of modern buildings. Management costs are greater
because of the nature of the building and location.
12. Each flat at Queen’s Court costs about £3,000 p.a. more to maintain than
a modern equivalent home i.e. over £75,000 p.a. for the whole building.
Disposal would remove these liabilities and allow money to be used for
new build and/or the repair of longer-life stock.
13. Tenants may have to be decanted while works are carried out, which
require budgets for compensation and alternative accommodation. This
will impact on the HRA’s medium term financial plan which currently has
no provision for these works.
Implications
14. Disposal value – with planning permission for housing the site would be
expected to sell for c£1,500,000. With the Council’s adjoining land and
other owners, the value of the Council’s site could be c£2,000,000.
15. Relocation compensation (Decant Policy) and acquisition costs –
based on previous schemes and depending on individuals’ circumstances,
relocation - compensation costs to tenants and RTB owners, and
redevelopment costs are expected to total £400,000. The Council will
follow its Decanting Policy which was revised and approved in 2013 and
has been used to enable the new build schemes and sets out the
approach for statutory and discretionary compensation payments to, and
housing allocations for, residents who have to be moved.
16. Compulsory Purchase Order – to sell Queen’s Court the Council needs
to own the entire building and buy the RTB flat. Officers would negotiate to
buy this but in the unusual event that this is not possible, would promote a
CPO. This gives the Council power to buy, with compensation set by
statute.
17. Responsive Repairs and Voids - Empty flats will be made secure or
used for short-term temporary lettings where practicable and economically
viable. We will monitor the spending needed for responsive repairs to
inform interim management plans.

Housing Committee
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18. Demolition Notices – To protect the Council’s position all tenants will be
served with demolition notices. These will give exemption from the Right
to Buy. If demolition is confirmed, a Final Demolition Notice will be served.
19. Timescale – for this project to succeed tenants must be rehoused. SDC’s
housing availability is falling as tenants stay longer in better quality
housing. It could take 2 – 3 years to decant all tenants even with them
being given priority on Gloshomeseeker.
20. Redevelopment – With the overriding aim to maximise returns to the
Council (s123 Local Government Act 1972), the usual route would be to
sell, with planning permission, on the open market. Adjoining Council land
and development options with neighbours would be brought together, if
practicable, to secure the best deal. Greatest demand would be from
house builders creating a variety of house types, including social and/or
starter homes. This process would take 12 – 24 months to bring forward.
This is a transparent procedure giving greatest immediate returns.
21. Alternatively the Council could sell to a registered provider who might build
market and social housing, depending on their aims. It is unlikely that they
would pay open market value and would seek a discount based on the
extra social housing they built. This would not add to the Council’s HRA
stock but would help re-provide social housing in the area.
22. Loss of housing stock – There would not be a like-for-like replacement
of housing stock if the site were sold, although Registered Providers would
of course be able to bid for the property if they wished to. However, there
is very low demand on the waiting list for this location in Brimscombe.
Tenants would be moved to the Council’s existing stock. The sale receipt
could be available for the HRA budget to build new homes or carry out
work to our existing stock. The Council would have to take a view on the
best use of any capital receipt, balancing pressures on the HRA budget,
timescales to achieve vacant possession and opportunities for acquiring
replacement sites or stock.
Summary
23. Queen’s Court presents the authority with a major repairs liability that will
continue into the next 10 – 15 years. The building is unpopular because of
its location and the type of accommodation it offers, particularly for
families. It is dated and cannot viably be improved for the benefit of
current tenants. This cannot continue and major changes are required or
it will continue to deteriorate.
24. The Council could retain and manage the building. However, this position
will have a significant effect on finances, requiring major investment to
maintain the building to a safe and lettable standard and it is not
recommended.

Housing Committee
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Page 39 of 42

Agenda Item 7

25. With the Government’s policy changes (1% rent reduction) significantly
impacting on the HRA budget, disposal on the open market is
recommended as the better course of action that will maximise overall
asset value and potential for the Council. Members can then apply the
capital receipt achieved on disposal as appropriate, depending on the
MTFP and priorities at that time.

Housing Committee
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APPENDIX A

Queen’s Court, Brimscombe
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B
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APPENDIX B
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