HOUSING COMMITTEE

Meeting Papers
Tuesday, 16 September 2014
at
19:00

Page 1 of 60

Members of Housing Committee
Gordon Craig - Member, Elizabeth Peters - Member, Lesley Reeves - Member,
Emma Sims - Member, Deborah Young - Member, Doina Cornell - Vice Chairman,
Gary Powell - Member, David Rees - Member, Stephen Robinson - Member, Mattie
Ross - Chairman, John Marjoram - Member, Caroline Molloy - Member

FIRE EVACUATION PROCEDURES
FOR VISITORS AT EBLEY MILL
•

Upon hearing the fire alarm, visitors should immediately evacuate the building
by the nearest fire exit. These are located at the rear of the chamber, and the
side door leading to the roof garden, marked as Fire Exits.

•

Proceed to the main staff car park, and assemble at the NB sign.

•

DO NOT stay, or return, to collect personal belongings.

•

DO NOT use the lifts when the alarm is sounding

•

Visitors must remain at the assembly points until permission is given to leave.

•

Visitors must not leave the site until instructed to do so.

For details of future meetings please see the website – www.stroud.gov.uk
ALL MOBILE PHONES/PAGERS SHOULD BE SWITCHED OFF OR SET TO
SILENT MODE BEFORE THE START OF THE MEETING.
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10 SEPTEMBER 2014

HOUSING COMMITTEE
A meeting of the Housing Committee will be held on TUESDAY, 16 SEPTEMBER
SEPTEMBE
2014 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 19:00.
19:00

David Hagg
Chief Executive
AGENDA
Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk).
(
). 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.
The images and sound recording may be used for training purposes within the
Council.
Whilst the public seating areas are not directly filmed, particular camera shots around the
Chamber may capture persons seated in the public areas. If you ask a question in
accordance with the procedures
res in the Council’s Constitution and use a microphone for this
purpose, then you will be deemed to have consented to being filmed. By entering the Council
Chamber and using the public seating areas, you are consenting to being filmed and to the
possible use of those images and sound recordings for webcasting and/or training purposes.
If you have any queries regarding the above, please contact Democratic Services.
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Agenda Published: 10 September 2014

1

APOLOGIES

2

DECLARATIONS OF INTEREST
To receive declarations of interest.

3

MINUTES - 24 JUNE 2014
To confirm the minutes of the Housing Committee of the 24th June 2014.

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 RECIEPT OF QUESTIONS
Noon on 11 September 2014
Questions must be submitted in writing to the Chief Executive,
Democratic Services, Ebley Mill, Ebley Wharf, Stroud, and sent by post,
by fax (01453 754957), or by Email: democratic.services@stroud.gov.uk.

5

WORK PROGRAMME

6

BUDGET MONITOR REPORT 2014-15 Q1
To receive a forecast of the outturn position for the Housing Revenue
Account and Capital Programme for 2014/15

7

IN HOUSE PROVIDER
To receive an update on the in-house provider.

8

NEW BUILD PROGRAMME
To receive an update on the Council's New Build and Development
Programme.

9

MOVING TO A 52 WEEK RENT CHARGE
To advise Committee of the need to change to a 52 week rent charge.

10

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

3

24 June 2014
7.00 pm – 9.55 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Councillor Mattie Ross (Chair)
Councillor Doina Cornell (Vice-Chair)
Councillor Gordon Craig
Councillor Caroline Molloy
Councillor John Marjoram
Councillor Liz Peters
P = Present

P
P
P
P
A
P

Councillor Gary Powell
Councillor Lesley Reeves
Councillor Mark Rees
Councillor Steve Robinson
Councillor Emma Sims
Councillor Debbie Young

P
P
P
P
A
P

A = Absent

Other Councillors Present:
Councillor Stephen Lydon

Councillor Simon Pickering

Officers Present:
Strategic Head (Tenant Services)
Head of Housing Management
Sheltered Housing Manager
Tenancy Enforcement Officer
Asset Manager
Principal Accountant
Performance and Improvement Officer

Contracts Manager
Programme Manager
Accountancy Manager
Democratic Services Assistant
HR Manager
Human Resources Officers

Invited Guests:
Lorraine Regan, Assistant Director of Health and Wellbeing ConsultCIH
Adrian Redmond, Ark Housing Consultant
Sandy Mutton, Chair of Stroud Council Housing Forum
Sally Millett, Tenant Representative

HC.001

APOLOGIES

Apologies for absence were received from Councillors John Marjoram and Emma
Sims.
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HC.002

DECLARATIONS OF INTEREST

None received.
HC.003

MINUTES

RESOLVED

That the Minutes of the Meeting held on 20 March 2014 are
confirmed and signed as a correct record.

HC.004

PUBLIC QUESTION TIME

None received.
HC.005

WORK PROGRAMME

It was agreed that the following items be added to the work programme for
2014/2015:
1
2

Joint working with Community Services, to include Local Lettings Policy.
Reports on the condition and number of non-standard construction properties
will be circulated to all members, and included in the Head of Housing
Contracts next New Build Programme update.
Tenant Involvement.

3

These items to be mirrored in the Stroud Council Housing Forum agendas.
RESOLVED

To note the work programme, subject to the inclusion of
the above in the 2014/15 work programme.

HC.006

SHELTERED HOUSING SERVICE FINAL REPORT

The Head of Housing Management introduced Lorraine Regan, Assistant Director of
Health and Wellbeing at ConsultCIH. He explained that the proposals if adopted
would enable Stroud Council Housing to deliver and plan for a stable service.
Ms Regan presented the report attached to the agenda, making the following key
points:
•

•
•
•
•

The report was commissioned due to the County Council reducing its level of
funding and changing the funding to provide for services throughout the
community not just those living in sheltered housing (referred to a Contract
Level 3). There has been detailed research and consultation with a great
many stakeholders, including residents in every sheltered scheme.
By October 2013, it was clear that Stroud would not have the capacity to
deliver Contract Level 3, with the delivery of support out into the wider
residents.
The majority of residents had been unhappy with the rota scheme, which was
therefore stopped at an early stage in the study.
Various options for the future were considered.
The proposals are that there should be 14 full time equivalent site managers
to carry out practical activities at the home, in addition there would be support
workers available to help those vulnerable people who require support.
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•
•
•

Self-payers will be £12.09 better off per week.
Tenants in receipt of Housing Benefit would be no worse off.
The current alarm systems will stay in place but Stroud is recommended to
investigate the provision of a single unified system.

During the discussion that followed the following points were made:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Site Officers should be contactable by mobile phone at all times.
A trainee member of staff could be hired, to provide continuity over sickness
and holiday periods.
Time away from the sites at meetings can be to the detriment of residents.
Time away at training and meetings is minimal – every other month.
Satisfaction of tenants has improved since January.
Clearer long term vision is necessary to develop a strategy for the future
provision of service to residents.
The new proposed arrangements will enable Stroud to provide support to
those who need it, and to cease attempting to provide it to those who do not.
Many Stroud sheltered housing tenants are in sheltered housing simply
because of their age and need for accommodation, not because they are
vulnerable or need support.
A header sheet summarising the report for Council would be helpful.
Residents in the community often need support too.
More cuts for Health and Social Care from Gloucestershire County are likely
in the future.
Many local authorities have now disengaged from this work, it is good that
Stroud is still trying to deliver a service.
Tenants want daily contact with people to reduce isolation, and telecare
cannot replace that requirement.
The term Sheltered Housing is not necessarily the most appropriate as many
residents do not need or want support. Active elderly people do not
necessarily require support and often wish to contribute to their communities.
The site managers are proposed to be on-site from Monday to Friday. There
would be emergency response 365 days a year.
Loneliness and isolation is a significant issue for many elderly people. The
proposals will help vulnerable people by providing personal contact.
A long-lasting solution is necessary.
Thanks were expressed to the Project Board and to CIH for their extensive
work on this project.

The following amendment to the recommendations was proposed by Councillor
Debbie Young, seconded by Councillor Doina Cornell and agreed unanimously:
To undertake an independent review of the implementation and operation of the
new structure and to report back to the Housing Committee within 12 months of
implementation.
The recommendations of the report, with the amendment above, were proposed to
put to full Council by Councillor Doina Cornell, seconded by Councillor Debbie
Young and agreed.
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RECOMMENDED
TO COUNCIL

1. To provide a housing management service that
enables independent living as set out in the CIH new
service model recommendations as follows, and not
to enter into a further County Council contract to
provide housing related support.
2. These recommendations are contained in the CIH
report page 59-61 and are set out as follows:
a. Carry out a detailed housing support needs,
assessment including gifts, skills and strengths
assessment of all tenants to ensure that the level
of support provided in the future is correct and the
levels of staffing are appropriate to meet the
identified needs.
b. Review and amend the current cleaning and
grounds maintenance arrangements.
c. Develop and put in place a clear review
mechanism to enable tenants to access support
when their needs and circumstances change.
d. Develop a robust process for referrals for more
intensive support as and when required via the
county floating support service (available from
October 2014) in partnership with other providers.
e. Allocate support staff on an area basis but with
designated
schemes
and
with
clear,
communicated responsibility for providing support
and promoting social activities.
f.

Ensure that staff have the appropriate training and
skill sets particularly in the areas of safeguarding,
dementia and managing mental health.

g. The two “extra sheltered” schemes no longer be
classified as such and operate in a similar way to
other schemes, with appropriate transitional
arrangements.
h. That Stroud give priority to the future of the
support service review, but with a clear strategy
for taking forward the recommendations to be
outlined in the forthcoming sheltered housing
asset report.
i.

Housing Committee
24 June 2014
Minutes
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j.

Carry out and consult upon a fundamental review
to look at implementing a new allocations and
lettings policy for older people’s housing.

k. Develop and implement a shared vision and
strategy for an older people’s support service with
key internal and external stakeholders; including
health, to ensure future service provision in
meeting the targets and outcomes.
l.

Continue to work closely with the Health and
Wellbeing Board, CCGs and health and social care
commissioners, to raise the profile of housing
support options for meeting health and wellbeing
outcomes
with
reference
to
the
new
responsibilities for local authorities set out in the
Care Bill 2014.

m. Take forward discussions with health in respect of
potential funding to support a post that would help
address local health priorities and reduce social
isolation across sheltered schemes and the wider
community.
n. Develop and implement a shared vision and
strategy in partnership with residents and other
stakeholders, for a future stock of sheltered
housing accommodation that focuses on the need
for high quality schemes that meet a range of
minimum tailored standards.
o. To consider and consult upon opening up the
sheltered housing asset to the community in the
future.
p. Undertake a mapping exercise across the wider
community to fully understand the resources
available to older people.
3. To apply an increase of £2.50 per rent week in
sheltered housing service charges (from £22.42 to
£24.92) with effect from 6th October 2014 or such later
date thereafter as the new service referred to above is
implemented and subject to protection of existing
tenants as set out in this report.
HC.007

HOUSING REVENUE ACCOUNT OUTTURN (HRA) 2013-14

The Principal Accountant presented a report regarding the actual revenue income
and expenditure on the Housing Revenue Account for the financial year 2013/14.
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The following key points were made:
• Reserves have been reduced (as planned) by £1.3 million.
• Since 2012, Stroud has been able to keep the rents paid by tenants and
spend 80% more on council housing.
• A catch up programme of maintenance is still underway reflecting the underresourcing experienced up until 2012.
• Voids were £358,000 overspent – due to higher number of voids.
• £2.7 million was spent on new builds.
• £5.8 million was spent on renewable heating.
• An income of £1.4 million was generated by Right to Buy, following the sale
of 47 properties since 2012.
• This income will be used to support the new build programme.
• The decision made to keep the receipts locally means that new properties
can be built (using 70% matched funding). The match funding target is
nearly met already with 3 years still to run to the deadline.
• The reserves at the end of the year will be reduced to £1.9 million, close to
the target of £1.6 million.
During the ensuing discussion the following comments were made:
•

•

•
•

•
•
•

Concern was expressed about renewable heating overspend mis-coding. It
was explained that this had been noticed during the year end process. It was
too late to undo and redo the work. The work had been completed,
payments were made on time and the grant was claimed; the process has
been changed for next year to make sure that this work is coded correctly
first time and any errors picked up more promptly than the quarterly
monitoring reports.
Pressure of work led to this error. 75% of the renewable heating installation
work was completed within the last 3 months of the financial year, equivalent
to 300 heating installations. There were many elements to these installations
- invoices that were received after the close down. Many were from small
local businesses so it was important to pay promptly. The only problem with
this significant project was apportionment.
All capital expenditure had to be allocated at short notice, to pay promptly
and to meet audit requirements.
Concern was expressed by one member that close to £1million was wrongly
coded, and that solar panels were purchased too soon and are now in
storage. It was queried whether sometimes it would be better to reduce
ambitions and not worry about pursuing grants. If the Council had not bid for
the grant, then these budget mis-codings would not have occurred.
PV cells worth £1million are in storage which will secure the previously
available higher feed-in-tariff rates. These will be used in approximately 300
installations during the first half of this year.
Tenant Services has kept within a 5% tolerance of both revenue and capital
budgets.
Officers in Tenant Services had managed close to a 80% increase in Capital
spend.

It was proposed, seconded and resolved to accept the HRA out-turn report.
RESOLVED
Housing Committee
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expenditure on the capital programme as set out in
tables 1 and 2;
(b)

HC.008

To recommend to Strategy and Resources to that
HRA revenue and capital budgets for 2014/15 be
increased by £313,300 for budget carried forward
from 2013/14 to 2014/15 as listed in table 4.

TENANT PHOTO
TENANCY FRAUD

IDENTITY

CARDS

TO

COUNTER

The Tenancy Enforcement Officer introduced the report regarding the proposed
introduction of photographic identification to assist in the reduction of tenancy fraud.
He referred to the Briefing Note circulated to this Committee, in which the Stroud
Council Housing Forum had recorded its reservations about the proposed Tenant
Photo Identity Card scheme.
His presentation included the following points:
• The proposed ID cards would help identify tenants so that visiting officers
would know that they are speaking to the legitimate tenant.
• The cards would help to eliminate illegal sub-letting.
• Levels of tenancy fraud are unknown; data matching will be taking place
during this year, it is hoped this will help indicate potential levels of fraud.
• The Tenancy Enforcement Officer is currently investigating four cases of
tenancy fraud.
• Occasionally matters are resolved very speedily ie within a week, more
usually these matters take a longer period and sometimes involve legal
action.
• The format of the card is yet to be decided.
• It is the duty of the council to investigate potential tenancy fraud and to take
appropriate action.
• The principles of the relevant sections of the Data Protection Act can be
directly supplied to tenants to make sure that they understand the data
protection that must be put in place.
• Tenants may lose the card and they will be charged for replacements.
• Tenants are not being singled out for ID cards, tenants are the users of the
service and it is therefore proposed that they have an ID card.
• An awareness campaign delivered to tenants around personal safety issues
when they receive a visitor at their home may be helpful.
In the discussion that followed the following points were made:
• The advantages of ID cards for sheltered housing tenants would be negligible
as there is very little sheltered housing tenant fraud.
• It is important that the Council acts to protect its housing stock from fraud.
• It is unfair that tenants that have not objected to an ID card should be
charged if they lose the ID card.
• Financial incentives to tenants to report known tenant fraud can be
counterproductive, producing false trails.
• Other social housing providers use ID cards.
• When technology allows a secure PDA device could hold photographic ID of
tenants, however this is not yet possible.
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•
•
•

Stroud Council Housing Forum does not support this proposal.
The photographs will be stored on the existing Northgate system.
More members of the Stroud Council Housing Forum were in favour of the
scheme than the briefing note indicates.

RESOLVED

To approve this process as a way to limit the impact of
Tenancy Fraud on the Council.

HC.009

HOMES AND COMMUNITIES AGENCY (HCA) GRANT

The Ark Housing Consultant introduced the report, updating the bid made by Stroud
District Council to the Homes and Communities Agency.
In the discussion that followed, the following points were made:
• By providing affordable rent housing, social housing is reduced.
• In September there will be an update to this Committee, and subsequently
Members will be able to decide how to spend the surplus in the HRA.
• Affordable rent is set at 80% of the market rent.
• Income created from affordable rent, can be ploughed back in to creating
further housing for residents.
• Councils are being encouraged to provide more affordable rent properties.
• All properties would still be eligible for housing benefit tenants.
• Affordable rent properties will generate more income than social rent
properties.
• The vast majority of council housing stock is set at a social rent, not an
affordable rent.
• Running costs of the homes built to modern construction standards, will be
much cheaper than older housing stock.
• Residents can choose not to bid for the properties if they do not want to pay
an affordable rent.
• A regular update will be given to this Committee.
RESOLVED

a)

To approve SDC’s bid to the HCA for the following
schemes, noting in particular the requirement to
charge an affordable rent on new build homes, but
not for existing residents returning to new homes:
•
•
•
•
•
•
•

b)

Leonard Stanley
Top of Town (phase 1 & 2)
The Corriett, Cam
Fishers Rd, Berkeley
Hillside, Coaley
Southbank
Chapel Street, Cam

To delegate to the Strategic Head of Tenant Services
with the Legal Monitoring Officer and the Strategic
Head of Finance a mandate to sign the HCA funding
agreement(s).
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HC.010

STROUD
DISTRICT
COUNCIL
REGENERATION PROGRAMME

WOOLAWAYS

The Ark Housing Consultant introduced the report, updating the Committee on the
Minchinhampton regeneration site, which aims to provide an alternative housing
choice to local residents.
RESOLVED

HC.011

1.

To approve the principle of converting up to 10
properties at the Minchinhampton regeneration site
from rent to shared ownership; the final numbers
being dependent upon the number of residents
returning to the scheme.

2.

To delegate Authority for the final mix and numbers
(up to 10 properties) to the Strategic Head (Tenant
Services) in consultation with the Housing
Committee Chair.

3.

To approve a rent of 2.5% of the unsold equity.

4.

To approve the allocation of 3% of the open market
value of the shared ownership properties for
marketing, sales and legal fees.

TASK AND FINISH GROUP TO DEVELOP AN ‘IN HOUSE
PROVIDER’

An update was presented to the Committee by the Asset Manager:
• The project aims to move the gas servicing, maintenance and ad hoc boiler
replacements service in house.
• This has been a long standing aspiration of SDC.
• The first meeting of the Task and Finish team to oversee the development of
the in house service took place in June 2014.
• Regular meetings will now take place.
• A project team has been set up, with sub-project teams where relevant.
• The launch date will be set as July 2015.
• SCHF has been updated.
In the discussion that followed these points were made:
• This task has been set by the Corporate Delivery Plan.
• The business case will be presented to the Committee in October.
RESOLVED

To note the oral update.

HC.012

PERFORMANCE FOR 2013-14

A power point presentation of the year’s performance was shown.
Key points made included:
• Void turnaround has been reduced to 15 days.
• Tenant satisfaction has improved.
• £200,000 more rent has been paid than last year, representing 98% of that
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•
•
•
•

Stroud Council Housing is now self financing, with a £91 million budget.
Performance has improved.
Challenges continue to be faced.
£20 million has been spent on developing new homes.

In response to questions officers provided the following additional information:
• Emergency responses are made within 4 hours to vulnerable tenants and
within 24 hours to other tenants.
• Void turnaround for houses requiring major refurbishment (ie requiring a
budget of over £10,000) has improved due to improved programme
management; refurbishment of major voids now commences within 3 weeks
(rather than 4 months).
• Improvements have been made in spite of a 30% increase in voids and a
new Voids Team.
• Councillors are recommended to go out with the Voids Team, and would
appreciate a regular voids update.
• Councillors requested a briefing note showing the background to the headline
statistics.
• Re-let time has been reduced to 1.7 days once keys are returned to SDC
from a contractor.
RESOLVED

To note the report and to request that this performance
data is shared with the public via a press release.

HC.013

APPOINTMENT
OF
REPRESENTATIVES

PERFORMANCE

MONITORING

The Chair confirmed that two Committee members were required to meet with
senior management teams on a quarterly basis to monitor the performance of
services within Environment Committee and report back on an exception basis.
Several expressions of interest were made and it was
RESOLVED

Councillors Debbie Young and Councillor Lesley Reeves
would represent Committee.

HC.014

APPOINTMENTS TO OUTSIDE BODIES

The Chair drew Members’ attention to the list of outside bodies within the remit of
Committee for the civic year:Organisation
Care and Repair (Stroud)
Home Start Stroud and Dursley
RESOLVED

Councillor Appointed
Councillor Stephen Moore
Councillor Liz Ashton

To agree the appointments to outside bodies as set out
above.
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HC.015

MEMBERS’ QUESTIONS

None received.

The meeting closed at 9.55 pm.

Chair
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Agenda Item 5
Stroud District Council
Housing Committee Work Programme 2014/15
24 June 2014
1. Work Programme
2. Sheltered Housing Service Final Report (Tim Power/CIH)
3. Housing Revenue Account Outturn 2013/14 (David Stanley)
4. Tenant Photo Identity Cards to Counter Tenancy Fraud (Nick Jermyn)
5. Homes and Communities Agency (HCA) Grant (Peter Stoate)
6. SDC Woolaways Regeneration Programme (Peter Stoate)
7. Task and Finish Group to develop an “In-house provider” (Mark Humphries
– oral update)
8. Performance for 2013/14 (Carl Brazier)
9. Appointment of Performance Monitoring Representatives
10. Appointments to Outside Bodies
16 September 2014
1. Work Programme
2. Budget Monitoring Report 2014/15 Q1 (Ian Garrett)
3. In House Provider Update (Mark Humphries)
4. Council New Build & Development Programme Update (Leonie
Lockwood)
5. Moving to a 52 Week Rent Charge (Kevin Topping)
28 October 2014
1. Work Programme
2. Quarterly Performance Update from Scrutiny Councillors – Verbal update
3. Sheltered Housing Assets (Tim Power / Joe Gordon / CIH)
4. 52 Week Rent Review – Kevin Topping
5. Methods to deliver increased numbers of housing stock – Carl Brazier
6. Nailsworth CLT update (Andy Nash)
7. Tenant Involvement and Community Development Update – Kelly Headley
(Discussion Only)
8. Tenancy Agreement Review – Nick Jermyn (Discussion Only)
16 December 2014
1. Work Programme
2. HRA Revised Budget 2014/15 and Draft Budget 2015/16 – Ian Garrett
3. Budget Monitoring ½ year report – Ian Garrett
4. Self Build – Andy Nash
5. Sheltered Housing Update (Tim Power)
6. New Build Programme – Leonie Lockwood
24 March 2015
1. Work Programme
2. Budget Monitoring Report 2014/15 Q3 (David Stanley)
3. Sheltered Housing Update (Tim Power)
4. New Build Programme
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Task and Finish Groups
Title
In House Provider

Membership
Councillors Chris Brine,
Mattie Ross and Tom
Williams

Date Established
20 March 2014
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16 SEPTEMBER 2014
Report Title

BUDGET MONITOR REPORT 2014/15 – Q1

Purpose of Report

To present to the Housing Committee a forecast of
the outturn position for the Housing Revenue
Account and Capital Programme for 2014/15.

Decision(s)

The Committee RESOLVES
a) to note the outturn forecast for the Housing
Revenue Account and the Capital Programme
for 2014/15;
b) Housing Committee to recommend to Strategy
and Resources committee to approve the
virements and transfers to earmarked reserves
as set out in Table 4.

Consultation and
Feedback

Budget holders have been consulted about the
budget issues in their service areas.
Their
feedback has been incorporated in the report to
explain differences between budgets and forecast
outturn income and expenditure.

Financial Implications
& Risk Assessment

It is estimated the Housing Capital Programme will
have slippage of (£5,693,000) net of a transfer of
(£1,517,000) to reserves. The slipped funding
remains committed against capital schemes and
will be carried forward to 2015/16.
There are a number of variances between Housing
Revenue budgets and the projected outturn.
Overall, a net surplus of (£1,072,400) has been
predicted.

Legal Implications

Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
No direct legal implications arising from this report
Karen Trickey
Legal Services Manager and Monitoring Officer
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
None.

Performance
Management Follow
Up

Budgets will be monitored on a monthly basis by
budget holders, supported by Finance. Further
updates will be reported to the Committee in
December 2014 and March 2015, with the outturn
position in June 2015.

Background Papers
and Appendices

None
Appendices A and B

Background
1. This report provides the first monitoring position for the financial year
2014/15. Its purpose is to notify members of any known significant
variations to budgets for the current financial year, highlight any key
issues, and to inform members of any action to be taken, if required.
2. This report should be read in conjunction with Agenda item 8 which
provides an update on the New Build programme.
3.

The report includes transactions up to 31 July 2014, with a projection of
income and expenditure to the end of the financial year based on an
assessment of known and predicted variables. There is, however, a
degree of risk or uncertainty within the outturn forecast which is discussed
further in paragraphs 8 and 9.

4. Due to the volume of information contained in this report, it would be
helpful if members with questions on matters of detail, could contact
the report author or the appropriate service manager before the
meeting.
HRA Budget position
5. The original Housing Revenue Account net budget for 2014/15 was
£10,000 (Net of £35.423m expenditure, £35.413m income) as approved
by Council at their meeting on 23rd January 2014. This was revised to
£497,600 by subsequent member decisions.
Table 1 provides a
reconciliation of the original budget to the latest budget.
6. The position at 31 July 2014 shows a projected net underspend of
(£1,072,400). This is a variance of (£1,570,000) on the budgeted position
of £497,600. The (£1,570,000) variance is the net of (£7,120,000)
expenditure related variances, being (£5,693,000) slippage, (£1,517,000)
transfer to reserves and £90,000 of other adjustments. The £5,550,000
income variance relates to the reduced need to use the £5.4m ‘headroom’
borrowing to fund the HRA in 2014/15 and a small adjustment to grant
income.
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Table 1 – Reconciliation of Budget movements

2014/15 Budget changes
Original Gross Expenditure
Original income
Original Net Budget
Add: Capital Programme adjs (Council 10/04/2016)
Add: Carry Forwards (S&R 26/06/2014)
Latest Budget as at 31 July 2014

Total
Budget (£)
35,423,000
(35,413,000)
10,000
105,000
382,600
497,600

Table 2 – Outturn Forecast
Housing Committee

2014/15
Latest
Budget (£)

Budget
Year to
date (£)

Actual to
31 July
2014 (£)

Variance
to 31 July
2014 (£)

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)

HRA Income (Rents & Charges)
(22,018,700) (7,297,197) (7,144,606)
152,591 (21,968,700)
HRA Supervision and Management - Divisional
3,630,100
1,025,578
981,951
(43,628)
3,630,100
HRA Supervision and Management - Direct Spend
1,061,500
113,312
63,291
(50,021)
991,500
HRA Sheltered Housing
1,112,200
196,067
140,135
(55,932)
1,112,200
HRA Repairs and Maintenance
3,186,000
1,059,174 1,126,237
67,063
3,346,000
HRA Capital Expenditure NB&D
8,533,000
976,619
142,082 (834,537)
3,864,000
HRA Capital Expenditure
12,951,000
4,155,242 1,331,845 (2,823,397) 10,410,000
HRA Corporate & Democratic Core
333,200
0
0
0
333,200
HRA Other I&E
3,859,300
363,600
363,335
(265)
3,859,300
TOTAL Housing (exc. Right to Buy & Borrowing) 12,647,600
592,395 (2,995,730) (3,588,125)
5,577,600
HRA Funding
(12,150,000) (1,725,000) (1,655,900)
69,100 (6,650,000)
TOTAL HRA
497,600 (1,132,605) (4,651,630) (3,519,025) (1,072,400)

50,000
0
(70,000)
0
160,000
(4,669,000)
(2,541,000)
0
0
(7,070,000)
5,500,000
(1,570,000)
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7. The projected outturn position is mainly attributable to the items outlined
below. Appendix A provides a more detailed breakdown and explanation
of the significant variations the revenue variations and Appendix B for the
Capital variations.
 New build Capital programme: Additional time in decanting tenants
and additional time in tendering contracts has resulting in some work
being deferred until 2015/16. The value of slippage is £4.669m.
 HRA Funding: The original budget anticipated a requirement to
borrowing £5.4m of the HRA borrowing ‘Headroom’ to support
expenditure. The forecast outturn indicates this is unlikely be required
this year. A further adjustment of £100,000 is made for the Decent
Homes grant funding. It was budgeted at £6m but actual grant
available is to the value of £5.9m.
Reserves / Slippage / Carry Forwards
8. The outturn forecast for service revenue expenditure budgets is stated net
of the following proposed budgetary changes which have a consequence
for the 2015/16 budget:
Reserves
 To transfer £1.517m from the renewable energy budget into reserves,
with a view to using this in 2015/16 to address the increase in
property construction costs
Slippage
 To slip £524,000 from the Sheltered Housing Scheme renovations
Capital budget into 2015/16 to allow for the recommendations arising
from the Chartered Institute of Housing (CIH) asset report to be
considered.
 To slip £500,000 from the Non Traditional properties capital budget to
next year to allow time for a project team to be formed to address this
complex and specialised work.
 To slip £4.669m from the New Build and Development programme, to
be spent in 2015/16
Carry forwards
 To carry forward £70,000 from the Performance and Improvement
budget for IT system development

Areas of Risk and Uncertainty
9. The forecast outturn variance of a net underspend of (£1,072,400)
highlighted in paragraph 5 is based on known and estimated outcomes.
However, there remains a degree of uncertainty in the forecast variance,
either because;
 There is insufficient data available at this stage of the financial year to
estimate an outturn position.
 There are a number of different outcomes that may occur and the
outcome cannot be predicted with a degree of certainty.
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 Seasonal factors such as the effect of severe weather upon the
completion of external works on properties.
10. Listed below are the main areas of risk and uncertainty associated with
the outturn forecast.





Response repairs: Job numbers and average job cost have been
higher than profiled for the first four months of the year. The situation
will be closely monitored to establish if this trend is likely to continue
New build: The recent significant increase in property construction
costs. Although the current year is likely to underspend due to some
work originally envisaged to be undertaken this year, now moving to
2015/16, the overall trend is likely to be increased costs of
construction across the programme.
Non new build: The lower than profiled expenditure in the early part
of the year (by £2.9m) requires an increase in the rate of spend
throughout the rest of the year in order to meet the stated outturn
position.

Capital Programme
11. The 2014/15 Capital Programme of £21.095 million was approved by
Council in January 2014. This has been revised to £21.484 million
following approval of the £284,000 of slippage for sheltered housing from
2013/14 and £105,000 through profiling changes on the new build
programme approved by Housing Committee at their meeting in March
2014.
12. Table 3 below shows the capital monitoring position at the end of July
2014 and shows a projected underspend on schemes of £7,210,000,
gross of any transfer to reserves or £5,693,000 net of the transfer. The
reasons for the variations are explained in Appendix B.
Table 3 – Capital Outturn Forecast
Housing Committee

2014/15
Latest
Budget (£)

New Build and Development Programme
Non new build programme

8,533,000
12,951,000
21,484,000

Actual to
2014/15
31 July Projected
2014 (£) Outturn (£)

2014/15
Outturn
Variance
(£)
142,082 3,864,000 (4,669,000)
1,331,845 10,410,000 (2,541,000)
1,473,928 14,274,000 (7,210,000)
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Virements
13. The outturn position detailed in Table 2 includes the effect of increases or
decreases in spend assuming a range of budget virements are approved.
These are detailed below in Table 4 and explained in the outturn
variances explanation in appendices A and B.
Table 4 – Virements and transfer to reserves
Virements
Revenue
Responsive Maintenance
Planned Maintenance
Revenue Salaries (From Capitalised salaries)
Total Revenue
Capital
Disabled Adaptations
Estate Works
Asbestos / Radon
Kitchens and Bathrooms
Roofing
Capitalised Salaries (To revenue salaries)
Total Capital

Para
Refs

To

17

180,000

28
29
33
30

180,000

105,000
145,000
100,000
220,000

570,000

570,000
160,000
730,000

910,000

910,000

To

From

21

Para
Refs

Reserves
Heating, Fuel Switch and Renewables
Total transfer to reserves

160,000
340,000

31

Total Virement requests
Transfers to Reserves

180,000

16
18

From

1,517,000
34

1,517,000

1,517,000
1,517,000
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Housing Revenue Account - Outturn Forecast
HRA Income (Rents & Charges)
Dwelling Rents
Non-Dwelling Rents
Leaseholder Charges for Services
Income and Other Charges
HRA Investment Income
PV/RHI Income
Contribution from General Fund
Subtotal HRA Income (Rents & Charges)
Supervision and Management - Divisional
Strategic Head of Tenant Services
Head of Housing Contracts
Head of Housing Management
Business Development Team
Housing Asset Management Team
Allocations Team
Performance & Improvement Team
Tenancy Management Team
Right to Buy Administration Team
Subtotal Supervision and Management - Divisional

2014/15
Original
Budget (£)

2014/15
Latest
Budget (£)

Actual to
31 July
2014 (£)

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)

(21,225,100) (21,225,100) (6,962,852) (21,225,100)
(363,700)
(363,700) (148,835)
(363,700)
(48,900)
(48,900)
(198)
(48,900)
(86,000)
(86,000)
(31,471)
(86,000)
(25,000)
(25,000)
0
(25,000)
(100,000)
(100,000)
(1,250)
(50,000)
(170,000)
(170,000)
0
(170,000)
(22,018,700) (22,018,700) (7,144,606) (21,968,700)

79,100
74,900
73,300
79,800
1,326,300
114,400
883,300
834,500
74,500
3,540,100

79,100
74,900
73,300
79,800
1,326,300
129,400
958,300
834,500
74,500
3,630,100

20,934
21,279
21,211
0
401,681
32,794
268,953
199,107
15,993
981,951

79,100
74,900
73,300
79,800
1,326,300
129,400
958,300
834,500
74,500
3,630,100

0
0
0
0
0
50,000
0
50,000

0
0
0
0
0
0
0
0
0
0
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Housing Revenue Account - Outturn Forecast
Supervision and Management - Direct Spend
HRA Strategic Policy
Contingency
Development Plan
Performance & Improvement
Tenant Participation
Tenancy Financial Inclusion
Tenancy Fraud
Subtotal Supervision and Management - Direct Spend
Sheltered Housing
Sheltered Housing Management & Teams
Sheltered Housing Support
SH Schemes - Expenditure
SH Communal Areas - Expenditure
SH Schemes - Income (Charges)
SH Communal Areas - Income (Charges)
Subtotal Sheltered Housing

2014/15
Original
Budget (£)

2014/15
Latest
Budget (£)

Actual to
31 July
2014 (£)

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)

222,500
103,900
13,500
469,300
223,200
15,500
5,000
1,052,900

222,500
103,900
13,500
469,300
231,800
15,500
5,000
1,061,500

4,872
0
7,102
1,674
47,004
2,100
540
63,291

222,500
103,900
13,500
399,300
231,800
15,500
5,000
991,500

0
0
0
(70,000)
0
0
0
(70,000)

1,617,100
12,500
504,000
398,600
(1,417,900)
(2,100)
1,112,200

1,617,100
12,500
504,000
398,600
(1,417,900)
(2,100)
1,112,200

417,969
554
101,979
96,786
(477,153)
0
140,135

1,617,100
12,500
504,000
398,600
(1,417,900)
(2,100)
1,112,200

0
0
0
0
0
0
0
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Housing Revenue Account - Outturn Forecast
Repairs and Maintenance
Responsive Maintenance - Dwellings
Responsive Maintenance - Non-Dwellings
General Voids
Cyclical Maintenance
Subtotal Repairs and Maintenance
Capital Expenditure
Capital Expenditure - New Build & Development
Capital Expenditure - Other Schemes
Subtotal Capital Expenditure
HRA share of Corporate and Democratic Core
Subtotal HRA Support Service Charges
Subtotal HRA Net Service Expenditure

2014/15
Original
Budget (£)

2014/15
Latest
Budget (£)

Actual to
31 July
2014 (£)

1,330,000
0
844,000
1,012,000
3,186,000

1,330,000
0
844,000
1,012,000
3,186,000

676,131
0
44,994
405,112
1,126,237

1,510,000
0
844,000
992,000
3,346,000

180,000
0
0
(20,000)
160,000

8,428,000
12,667,000
21,095,000

8,533,000
12,951,000
21,484,000

142,082
1,332,261
1,474,343

3,864,000
10,410,000
14,274,000

(4,669,000)
(2,541,000)
(7,210,000)

333,200
333,200

333,200
333,200

0
0

333,200
333,200

0
0

8,788,300 (3,358,649)

1,718,300

(7,070,000)

8,300,700

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)
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2014/15
Original
Budget (£)

2014/15
Latest
Budget (£)

Actual to
31 July
2014 (£)

Other HRA Income and Expenditure
FRS 17 Current Service Adjustment
Contribution to LGPS Past Service costs
Provision for Bad Debt
Debt Management Costs
HRA Accounting Adjs
Subtotal Other Operating Income & Expenditure

(220,500)
363,600
135,000
3,581,200
0
3,859,300

(220,500)
363,600
135,000
3,581,200
0
3,859,300

0
363,600
0
(265)
0
363,335

(220,500)
363,600
135,000
3,581,200
0
3,859,300

0
0
0
0
0
0

TOTAL Housing (exc. Right to Buy & Borrowing)

12,160,000

12,647,600 (2,995,314)

5,577,600

(7,070,000)

(5,400,000) (5,400,000)
0
(750,000)
(750,000) (180,900)
(6,000,000) (6,000,000) (1,475,000)
(12,150,000) (12,150,000) (1,655,900)

0
(750,000)
(5,900,000)
(6,650,000)

5,400,000
0
100,000
5,500,000

(1,072,400)

(1,570,000)

Housing Revenue Account - Outturn Forecast

FUNDING
Borrowing
Right to Buy Receipts
HRA Capital Grants and Contributions
Subtotal FUNDING
Housing Revenue Account Outturn (Surplus)/Deficit

10,000

497,600 (4,651,214)

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)
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Revenue variations in excess of £20,000
14. Photovoltaic (PV) income - £50,000 less income
(Antony Chisnall, xtn 4193 antony.chisnall@stroud.gov.uk)
Due to delayed installation of PV units, the anticipated income for 2014/15
has been reduced from £100,000 to £50,000. This work will recommence
when the contract for installation work is successfully let and will result in
the originally planned number of PV units being completed.
15. Performance Management – (£70,000) underspend
(Jenny Kelly xtn 4152 Jenny.Kelly@stroud.gov.uk)
This budget contains £75,000 carry forward from 2013/14 for
works. Whilst some of this will be used towards the launch
project this year, (Health checks and some additional
implementation) it is estimated that £70k will move to next year
use in the IT project.

IT project
of the IT
software
for further

16. Planned Maintenance, Decorating – (£180,000) underspend
(Dave Stables, xtn 4162 Dave.Stables@stroud.gov.uk)
Reduced spend to allow implementation of new specification and to trial a
new project to improve communal areas in blocks of general needs flats.
£180,000 is requested to be vired to revenue responsive repairs.
17. Responsive repairs – £180,000 overspend
(Dave Stables, xtn 4162 Dave.Stables@stroud.gov.uk)
Job numbers and average job cost have been higher than profiled for the
first four months of the year. The higher than expected cost can be in part
attributed to some larger works being raised. The requested virement of
£180,000 from the decorating element of planned repairs should re-align
the budget to address this trend.
18. Capitalised salaries - £160,000 overspend
(No specific budget holder)
In line with accounting standards and best practice the salary costs
previously indicated as being capitalised against constructions costs, will
be recoded to revenue. To meet those costs the £160,000 budget is
requested to be vired from Capital to Revenue. The situation will be kept
under review and should salary costs be indentified as appropriate to be
capitalised against a capital project then they will be.
19. Sheltered Housing – No variation
(Tim Power, xtn 4155 Tim.Power@stroud.gov.uk)
Further to the decision at full council to support the restructure housing
service, work to deliver this is underway. The changes being implemented
are expected to incur a budget costs in terms of staffing and contractor
costs in areas such as retirement and redundancy. These costs are yet to
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be quantified but will be presented to the December Housing Committee
and the costs met from HRA reserves.
It must be recognised that the change was required as a result of the
Supporting People funding and if the changes were not made current costs
to the HRA would be up to £500,000 higher.
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Table 4 Capital Programme

Housing Committee

New Build & Development
Berkeley
Capitalised Salaries
Chapel Street, Cam
Hillside, Coaley
Littlecombe
Purchase of Properties
Sheltered Housing
Southbank, Woodchester
The Corriett
Wharfdale Way
Development-Minchinhampton
Development-Leonard Stanley
Development -Top of Town
TOTAL New Build & Development

Para
Refs

2014/15
Latest
Budget (£)

Budget
Year to
date (£)

20

413,000
160,000
50,000
425,000
1,435,000
0
190,000
300,000
425,000
50,000
0
650,000
4,435,000
8,533,000

0
0
16,665
0
443,289
0
0
0
0
16,665
0
0
500,000
976,619

21
20
23
22
24

25
26
27

Actual to Variance to
31 July
31 July
2014 (£)
2014 (£)
(150)
49,948
2,950
(300)
21,266
600
923
2,180
3,288
6,711
4,029
1,479
49,157
142,082

(150)
49,948
(13,715)
(300)
(422,023)
600
923
2,180
3,288
(9,954)
4,029
1,479
(450,843)
(834,537)

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)
345,000
0
50,000
321,000
384,000
0
0
529,000
425,000
50,000
(209,000)
890,000
1,079,000
3,864,000

(68,000)
(160,000)
0
(104,000)
(1,051,000)
0
(190,000)
229,000
0
0
(209,000)
240,000
(3,356,000)
(4,669,000)
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Housing Committee

Para
Refs

2014/15
Latest
Budget (£)

Budget
Year to
date (£)

1,910,000
220,000
500,000
2,100,000
1,400,000
15,000
1,000,000
524,000
100,000
575,000
100,000
90,000
3,717,000
500,000
300,000

636,603
73,326
166,650
699,930
466,620
5,000
333,300
79,992
33,330
191,648
33,330
29,997
1,238,876
166,650
99,990

(52,048)
37,487
45,297
589,782
547,746
2,061
6,367
0
75,504
9,534
11,931
0
58,184
0
0

(688,651)
(35,839)
(121,353)
(110,148)
81,126
(2,939)
(326,933)
(79,992)
42,174
(182,114)
(21,399)
(29,997)
(1,180,692)
(166,650)
(99,990)

1,910,000
325,000
645,000
2,320,000
1,400,000
15,000
430,000
0
200,000
575,000
100,000
90,000
2,200,000
0
300,000

0
105,000
145,000
220,000
0
0
(570,000)
(524,000)
100,000
0
0
0
(1,517,000)
(500,000)
0

13,051,000

4,255,242

1,331,845

(2,923,397)

10,510,000

(2,541,000)

(100,000)

(100,000)

0

100,000

(100,000)

0

Total Other Schemes

12,951,000

4,155,242

1,331,845

(2,823,397)

10,410,000

(2,541,000)

Grand Total Capital

21,484,000

5,131,861

1,473,928

(3,657,933)

14,274,000

(7,210,000)

Other Schemes
Central Heating
Disabled Adaptations
Estate Works
Kitchens and Bathrooms
Major Voids
Professional Fees
Roofing
Scheme Renovations
Asbestos / Radon
Doors and Windows
Electrical Works
Damp Works / Insulation
Renewable Heating
Non-Traditional Properties
Gas In-House Provider
Subtotal Other Schemes
Efficiency Savings

28
29
30

31
32
33

34
35

Actual to Variance to
31 July
31 July
2014 (£)
2014 (£)

2014/15
2014/15
Projected
Projected
Outturn (£) Variance (£)
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Capital - New Build Variations in excess of £20,000
Overview
Although within this financial year there is forecast to be slippage and
overspends on the new build and development programme, it must also
be considered there are now developing issues within the construction
market which are likely to impact on the overall cost of the current
programme.
It has recently been reported in the publication ‘Inside Housing’ that house
building has risen at its sharpest rate since 2003, but warns that there are
concerns about a lack of materials and rising costs that could ultimately
hamper construction. Supporting this view the Chartered Institute of
Procurement (CIPS) has warned that although there has been a dramatic
increase in building there are “underlying pressures on building materials
and manpower and that delivery times continue to lengthen and prices are
pushed up”
At present members are requested to note there could be a potential
impact on approved budgets resulting from this change in the market.
Later in the year, when contracts are let and costs established, any
adverse affect on budgets will be reported to members.
In addition, any slippage reported below is the in-year result and that any
expenditure deferred as a result of slippage remains committed to the
relevant element of the programme and will be spent in 2015/16.
20. ‘Small Sites’ Fishers Road, Berkeley – (£68,000) slippage
Hillside, Coaley
– (£104,000) slippage
(Leonie Lockwood xtn 4153 Leonie.Lockwood@stroud.gov.uk
For this type of works contract the ‘open procedure’ is not a practical
procurement route. There are over 100 documents that have been
uploaded on to the portal for the Invitation to Tender (ITT) stage for the
four small sites that the selected contractors need to consider to enable
them to submit a price. The ‘restricted procedure’ needed to be followed
which incorporates a Pre-Qualification Questionnaire (PQQ) stage into the
procurement process and refines the number of interested parties bidding
for the tender. If the open procedure had been followed it is unlikely that
we would have received many tenders as the contractors would not have
been prepared to go to the time of putting a tender together when they
may have been one of many being considered and may have been
eliminated for failing mandatory checks. The PQQ stage has been
completed and four contractors selected for the ITT stage, which has now
been published on the portal. This process means the start on site date is
now programmed for November. An increase in the total cost for this
development is anticipated due to recent increases in build costs.
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21. Capitalised Salaries - (£160,000) underspend
In line with accounting standards and best practice it is considered
salaries should be treated as a revenue cost, this budget is requested to
be vired to revenue salaries. The situation will be kept under review and
should salary costs be indentified as appropriate to be capitalised against
a capital project then they will be.
22. Sheltered Housing – (£190,000) slippage
(Hannah Mawson, xtn 4076 Hannah.Mawson@stroud.gov.uk
Will be slipped to 2015/16 in light of the Chartered Institute of Housing
(CIH) review into Sheltered Housing assets. A paper will be presented to
October’s committee highlighting the future proposals for the schemes.
23. Littlecombe – (£1,051,000) slippage
(Leonie Lockwood xtn 4153 Leonie.Lockwood@stroud.gov.uk
The developer, St Modwen has a date of September 2016 when all
affordable units need to have been completed. Within this timescale the
developer has flexibility to complete the affordable units to their
programme. The current programme unit shows 5 properties being
completed in 2014/15 and the remainder (13) completing in 2015/16. The
expenditure has therefore been re-profiled to reflect this.
24. Southbank, Woodchester £229,000 overspend
(Leonie Lockwood xtn 4153 Leonie.Lockwood@stroud.gov.uk
The overspend relates to an anticipated increase in building costs as
outlined in the introduction to Appendix B
25. Minchinhampton (£209,000) additional income
(Leonie Lockwood xtn 4153 Leonie.Lockwood@stroud.gov.uk
Within the development agreement a figure of £367,000 (£11,840 per
private sale property) is to be paid by the developer to SDC to reflect the
difference in the build cost for the council units and land value for the
private units. This amount is paid by the developer as the individual
private plots are sold.
26. Leonard Stanley £240,000 overspend
Leonie Lockwood xtn 4153 Leonie.Lockwood@stroud.gov.uk
There has been a delay in the issuing of the planning decision notice due
to the need to sign a unilateral undertaking to safeguard affordable
housing in perpetuity in the site and hence the procurement of the scheme
has been delayed. Start on site is now programmed for November.
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27. Top of Town (£3,356,000) slippage
(Leonie Lockwood xtn 4153 Leonie.Lockwood@stroud.gov.uk
The properties on phase 1, once complete, will be used for decanting
residents from phase 2, as most wish to remain in the area. A scheme by
another Registered Provider which may have also assisted with decants
has been delayed and so will not assist our programme.This has delayed
the overall programming of the scheme and only phase 1 will commence
this financial year and hence the requirement to move budget into the next
financial year. This change in phasing should assist in maintaining footfall
into local businesses and also child numbers in the local school.
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Capital - Non New build variations over £20,000
28. Disabled Adaptations - £105,000 overspend
(Nick Lacey, xtn 4076 Nick.Lacey@stroud.gov.uk
£105,000 virement requested to cover increased demand from
Occupational Therapist referrals. It is a requirement that referrals are
completed within 26 weeks subject to a reasonable and practical
assessment by officers. An estimated £35,000 of the proposed virement is
to cover fast track adaptations (grab rails, steps and minor ramping work)
which was previously covered under the responsive repairs budget. The
balance of the virement will be used on general adaptations such as wet
floor showers, stair lifts and more substantial ramps
29. Estate works - £145,000 overspend
(Nick Lacey, xtn 4076 Nick.Lacey@stroud.gov.uk
Over the winter there was an increase in responsive repairs relating to
damp and render works. Additionally, re-surveying of streets with high
levels of deterioration identified a larger number of properties requiring
substantial improvement work to alleviate and prevent further damage.
This virement will address these issues and works undertaken will cover
major components such as removal and replacement of porches, removal
of chimneys and whole room re-plastering.
30. Kitchens and Bathrooms - £220,000 overspend
(Nick Lacey, xtn 4076 Nick.Lacey@stroud.gov.uk
£220,000 virement requested to increase the output of the kitchen and
bathroom programme. This will fund and additional 20 bathrooms and 40
kitchens. These works are for properties which are currently on the Homes
and Community Agency (HCA) ‘non decent’ list and form part of the £5.9m
to be claimed from the HCA this year.
31. Roofing – (£570,000) slippage
(Nick Lacey, xtn 4076 Nick.Lacey@stroud.gov.uk
Following the reconfiguration of Keystone, the roofing demand in 2014/15
has been reduced. The reconfiguration fixed an error in the roof structure
component which was showing a shorter life expectancy than anticipated.
The original 2014/15 spike related to failing structures which is not the
case. Most failures are the covering material, i.e. the felt, battens and
tiles, not the trusses. This will have no impact on decency, as those
requiring work will be targeted.
32. Scheme Renovations – (£524,000) underspend
(Hannah Mawson, xtn 4076 Hannah.Mawson@stroud.gov.uk
Will be slipped to 2015/16 in light of the Chartered Institute of Housing
(CIH) review into Sheltered Housing assets. A paper will be presented to
October’s committee highlighting the future proposals for the schemes.
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33. Asbestos & Radon - £100,000 overspend
(Nick Lacey, xtn 4076 Nick.Lacey@stroud.gov.uk
£100,000 virement requested to cover increased cost of externalised
asbestos surveys. It was originally planned for the asbestos surveying to
be brought back in house part way through 2014/15. This is no longer the
case, and therefore the budget needs to be altered to reflect this.
34. Renewable Heating – (£1,517,000) transfer to reserves
(Antony Chisnall, xtn 4193 Antony.Chisnall@stroud.gov.uk
At present the contract to install the remaining planned PV units is
awaiting tendering. This provides some capacity within the 2014/15
renewable budget to provide financial resources elsewhere. Due to
increases in build costs of up to 25% in the past 3-4 months, it is
proposed to slip £1.517m from this budget and place in reserves to cover
any shortfall in the New Build Programme during 2015/16. This course of
action links to the New Build Update Report tabled at this committee. The
remaining budget will be primarily used to fund the installation of PV
panels currently held in storage once the contract for installation is
awarded
35. Non Traditional properties – (£500,000) slippage
(Nick Lacey, xtn 4163 Nick.Lacey@stroud.gov.uk
This budget will not be spent this year due to the nature of the works
being complex and highly specialised. These are the Reemas and other
non-traditional properties within the stock (approximately 600 excluding
the Woolaways). This money is for a mixture of ongoing structural repairs,
and full scale refurbishments to extend the life of the properties following
an options appraisal on the different build types.
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

HOUSING COMMITTEE
16 SEPTEMBER 2014

7

Report Title

IN-HOUSE PROVIDER UPDATE

Purpose of Report

To provide an update on in–house provider for gas
servicing and maintenance, ad-hoc boiler
replacements and servicing of renewable energy
Installations.
The Committee RESOLVES to implement the in–
house provider for gas servicing and maintenance,
ad-hoc boiler replacements and servicing of
renewable energy installations.
Consulted with Stroud Council Housing Forum
June 2014 and Asset Service Development Group
July 2014.
This report has been agreed by
Corporate Team on 26 August 2014.
The financial success of the in-house provider is
based upon offsetting the cost of employing a
workforce by improving the price of procuring
materials for gas servicing, repairs and
installations.
If lower prices are not achieved, or if project
support costs are higher than anticipated, the
benefit of having a workforce directly under local
authority control would have to be weighed against
it being more expensive than the service provided
by an external contractor.

Decision(s)

Consultation and
Feedback

Financial Implications
and Risk Assessment

Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
A Risk Register for the project has been set up
highlighting all risks involved with this project.
The risk of not delivering this project has legislative
non compliance implication and potential Health
and Safety issues.
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Legal Implications

Subject to compliance with statutory regulations
concerning gas services, the Council is entitled to
provide this service in-house rather than to rely
upon external providers.
Given the health and safety risks (and as such
potential liabilities) inherent in providing the service,
it is imperative that adequate resources are
allocated to the service provision at all times. In
addition, the Council must ensure compliance with
relevant standards in advance of the service
implementation to obtain relevant ‘gas safe’
registration.
The Council will need to increase staffing numbers
to include suitably qualified gas engineers to
provide the services, some of whom may transfer
from the existing contractor.
The existing contract for service provision will
expire on 1 June 2015 at the latest and as such the
in-house service must be operational from that
point.

Report Author

Options
Performance
Management Follow
Up
Background Papers/
Appendices

Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Mark Humphries, Project Manager
Tel: 01453 754145
Email: mark.humphries@stroud.gov.uk
Have a procurement exercise or set up in-house
service provider.
Monthly Project Board meetings.

Financial Information (appendix A)

1.0

Background

1.1.

It is an essential task of the Council to ensure that our Customers’
health and safety is paramount and also that at all times we are fully
compliant with all of our legislative requirements.

1.2.

In the past the provision of service to the essential area of gas
servicing and maintenance by external contractors has not always
been provided to Stroud District Council’s (SDC) satisfaction. This has
led to consideration being given to providing this service in-house.
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1.3.

A Gas Servicing and Maintenance Partnering Contract was awarded to
PH Jones in April 2009 on a five year term. The contract was
terminated early by mutual agreement in November 2013.

1.4.

A new short term contract, following a tender of approved contractors,
was awarded to a local company, Hewer FM. This contract was let on
an 18 month timeframe and the contractor was made aware of our
aspiration to bring the service in-house at the end of the contract.

2.0

Approval Process

2.1.

At the Corporate Team on 6 March 2013 a paper detailing the financial
benefits of introducing SDC in-house provision was considered and
agreement was reached to explore this approach further.

2.2.

The same approach was then approved at an Informal Executive on 8
April 2013.

2.3.

At the full Council meeting on 23 January 2014 a budget of £300k to
implement the gas in-house provision team was approved (Appendix
G, Agenda Item 5). At Housing Committee on 20 March 2014 it was
agreed to set up a Project Task and Finish Group (PTFG) to oversee
the implementation of the in-house team for gas servicing and
maintenance.

2.4.

In June 2014 a business case to proceed with setting up an in–house
team was approved by Corporate Team. Also in June a verbal update
report was given to Housing Committee.

3.0

Project Task and Finish Group (PTFG)

3.1.

The PTFG had its first meeting on 12 June 2014. The Project Board
explored the financial, legal and operational issues to ensure that the
project is carried out effectively whilst also contributing to the local
economy and providing definite cost savings to the Council.

3.2.

A further meeting of the PTFG was held in July and dates have now
been arranged for the PTFG to meet on a monthly basis until the
completion of the project.

4.0

Project Objectives

4.1.

The primary drivers for service change are considered to be; to
minimise risk, maximize tenant satisfaction, provide a benefit to the
local economy and reduce costs. To achieve these changes the
project objectives are:


Reduce risk from external suppliers – delivery of service, focus on
customer satisfaction not profit.

Housing Committee
16 September 2014

Page 39 of 60

Agenda Item 7







Increase customer satisfaction with repairs and maintenance to gas
installations and servicing of renewable energy installations –
involve our customers in scrutiny of the new service provider.
Higher level of control over the culture of the workforce – new
section with no baggage and a bespoke performance management
culture to enhance service delivery.
Reduction in overall repairs and maintenance expenditure – build
efficiencies into design of the service ie geographical service
regime.
Stabilize payments/future work programmes – know cash flow
profiled to meet seasonal demands, examine preset monthly
payments.
Definite contribution to the local economy eg apprenticeships - look
to utilize local supply chain for plant and materials wherever feasibly
possible.

5.0

Resident Consultation

5.1.

In February 2012, Tenant Services Scrutiny Panel produced a report
on responsive repairs which recommended that we should investigate
the option of bringing this service in-house. This report was reviewed
by Stroud Council Housing Forum on 3 September 2013.

5.2.

At the June meeting of Stroud Council Housing Forum, a verbal update
was given highlighting the progress made to date.

5.3.

In July 2014, the Asset Services Development Group was given an
update on the progress of the project and a workshop was held to
gather views on the essential criteria of the in-house provider from the
customer’s perspective.

5.4.

The intention is to instigate a Customer Project Team which will have a
sign off of all the vital decisions to ensure the customers’ aspirations of
the new in-house service provider are taken into account.

6.0

Next Steps

6.1.

It is intended to also set up Project Teams to assist in the operational
set up of the new in-house contract team.

6.2.

Three initial Project Teams are being instigated these being:



6.3.

ITC Project Team
Procurement Project Team
HR Project Team

The Project Teams will report back to the PTFG.
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7.0

Milestones

7.1.

To ensure a successful implementation of this project, five key areas
have been highlighted. These are: work management systems,
staffing, regulatory compliance, health and safety systems, and
logistics.

7.2.

In the Project Plan the following dates have been set for the completion
of these tasks:





Work management systems – September 2014
Staffing – start August 2014 completion due to TUPE implications
September 2015
Regulatory compliance – February 2015
Health and safety systems – January 2015
Logistics – March 2015

7.3.

The project deadline for full implementation is October 2015. The
current short term Gas Servicing and Maintenance Contract expires in
July 2015 and we are currently liaising with Legal Services to look at
the possibility of extending this contract until October 2015 to allow for
the transitional arrangements to be put in place.

8.0

Conclusion

8.1.

This report shows that if done well, this bold and exciting project could
not only future proof one part of the service and produce some modest
savings, but could be a test case for increased future savings and even
income generation in the long term.

8.2.

If successful, opportunities will arise to put in place similar
arrangements on contracts as they near the end of their life, these
being predominately Void Works, Responsive Repairs, Kitchen and
Bathroom replacements and Electrical Works.

8.3.

This project will look to support the jobs and growth agenda as
practicably as possible, looking to utilise the local supply chains for
plant and materials.

8.4.

Most importantly this initiative is supported by our customers who will
have an integral role in the scrutiny of the new in-house provider at the
highest level.
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STROUD DISTRICT COUNCIL

AGENDA

HOUSING COMMITTEE

ITEM NO

8

16 SEPTEMBER 2014
Report Title
Purpose of Report
Decision(s)
Consultation and
Feedback

COUNCIL NEW BUILD & DEVELOPMENT PROGRAMME
UPDATE
To update the Committee on the Stroud District Council’s
New Build and Development Programme.
The Committee RESOLVES to note the current progress
with the New Build & Development Programme.
Consultation has taken place with:
a) Stroud Council Project Team.
b) Tenant Resident Groups – Monday, 21 July 2014
c)

Asset Service Development Group – Wednesday 21
May 2014

d) Project Board – August 2014
e) The Stroud Council Housing Forum on 3 Sept 2014.
Financial Implications

Risks

The recent dramatic increase in property construction costs
outlined in this report present a risk in delivering the new
build programme within the existing budgets indicated in the
Medium Term Financial Plan. The proposal to vire additional
funds into the programme is hoped to mitigate this effect in
its entirety. However, it must be considered that at this point
it cannot be quantified whether the recent increase in costs
is set to continue and so the situation will have to be
monitored to understand its long-term impact
Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
The key risks to delivering the New Build programme are:
a) Financial Budgets – If the cost of delivery exceeds that
which has been budgeted for this may affect the overall
programme.
b) Financial Budgets – If the cost of delivery exceeds that
which has been budgeted for this may affect the overall
programme.
c)
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Risks contin...

Legal Implications

Report Author

Options

Performance
Management Follow Up

d) Procurement – Housing Contracts need to ensure the
effective and proper procurement of contractors to
deliver the programme.
e) Delays to build programme – contracts will be
monitored and managed to ensure the effective and
timely delivery of the programme as per the plan.
There are no significant legal implications arising from this
report.
Zoe Lash, Solicitor
Tel: 01453 754362
Email: zoe.lash@stroud.gov.uk
Leonie Lockwood – Interim Business Development Manager
Tel: 01453 754153
Email: leonie.lockwood@stroud.gov.uk
It is essential that there is a Council New Build
&
Development Housing Programme in place and progressing
on time to achieve its objective of delivering at least 150 new
Council Homes by March 2018.
An update on the progress of the New Build & Regeneration
programme is taken to the Project team on a monthly basis
Detailed scheme approval reports are presented to the New
Build and Regeneration Project Board for approval if
programme contained within budget. Updates are provided
to every Housing Committee for monitoring and approval.

Background Papers/
Appendices
1.

Introduction

1.1

Stroud District Council has an objective to deliver 150 new Council homes
within the next 5 years. A budget of £19 million was approved by Council in
January 2013 for new build and development.

1.2

Stroud District Council (SDC) has set up a Project Team and separate
Project Board to ensure the delivery of the New Build programme. They
meet to monitor the progress of the programme and record any
recommendations, comments and feedback.

1.3

The Project Board approves schemes that can be contained within the
overall approved budget for the programme. Any changes to the overall
budget are presented for approval to the Housing Committee.

1.4

The Project Team consists of Officers from the various services within the
Council whilst the Project Board consists of Senior Managers and also
Members nominated by Housing Committee.

1.5

The Council New Build Programme consists of:


The regeneration of Woolaways properties at the three sites of:
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1. Old Common and Cirencester Road, Minchinhampton
2. Mankley Road, Leonard Stanley
3. Top of Town, Stroud


A number of New Build sites

2.

Woolaways Regeneration Sites

2.1

Old Common and Cirencester Road Minchinhampton

2.1.1 Scheme Details





35 SDC tenanted Woolaways units to be demolished and rebuilt
31 new properties built for market sale
Building agreement where developer demolishes and rebuilds SDC
properties in return for land to build and sell 31 new properties
5 previous Right To Buy properties purchased

2.1.2 Progress To Date










The developer is on site with a long-stop date in the contract of
November 2015 to complete the overall scheme.
Overage agreement in place to ensure SDC benefits from the uplift in
private sales values.
Current programme indicates that the first handovers are due in
November 2014, subject to there being no delays due to current
construction industry issues with materials and labour.
Introduction of 9 shared-ownership properties to create a more mixed
and sustainable community.
Appointed Sales and Marketing consultant for the shared ownership
properties.
Local Lettings Plan proposed for the scheme.
Agreement reached on the number of residents returning to the scheme.
Developer opened its sales office for their private sales units.
Solicitor appointed to act for SDC for the sales of the freehold plots for
the individual private sales.

2.1.3 Tasks




Agree amount and type of PV panels on roofs.
Monitor the programme and ensure all affected teams are aware of any
changes.
Transfer plots for private sales as developer identifies purchasers.

2.1.4 Budget


The introduction of 9 shared ownership units is estimated to produce an
income of £658k, based on 35% shares. This is dependent upon the
open market values at the time of sale and the percentage shares finally
agreed.
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Within the Development Agreement a figure of £367k is to be paid by the
developer to SDC to reflect the difference in the build cost for the SDC
units and the land for the private units.

2.1.5 Timetable
Programme as follows:
Activity

Projected Dates

Demolition
Start of construction
First completions
Final completions

Completed
Feb 2014
Oct 2014
Aug 2015

Current
Dates
Completed
On site
Nov 2014
Aug 2015

Comments
N/A
N/A
Slight delay
On track

2.1.6 Issues


Project programme – Currently the developer is progressing well on site
and is due to complete all of the SDC properties ahead of the long stop
date of November 2015. However, the construction industry generally is
suffering from a shortage of labour and supplies and this may have an
impact on the handover dates. Dates are monitored closely and any
amendments notified as required to affected teams.



At the Housing Committee on the 25 June, Members approved the
conversion of up to 10 properties to shared ownership. The final figure
has been agreed at 9 properties, 2no. 3 beds and 7no. 2 beds.

2.1.7 Risks
The main risk factors remaining on the project are:
Activity
Weather affecting programme
Contractor Viability
Delays to handover
Decreased sales values for S/O
Mortgage accessibility for S/O
2.2

Probability
(P)
2
1
2
2
2

Effect (E)
2
4
2
4
4

Score ( P X E)
4
4
4
8
8

Mankley Road Leonard Stanley

2.2.1 Scheme Details
There were 19 Woolaway units at Leonard Stanley. The agreed scheme is
for the demolition and replacement of these properties with a plan to provide
51 units with a net increase of 32 new homes. The proposed scheme
comprises a mix of 1, 2, 3 and 4 bedroom properties with 41 for rent and
10 for shared ownership.
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2.2.2 Progress To Date











Vacant site – all tenants relocated and private properties purchased.
Demolition completed.
Ecology completed.
Planning submitted in November 2013 and approval received in August
2014.
Unilateral Undertaking signed to enable full planning approval to be
granted.
Party wall surveyor appointed.
Scheme prepared for tendering and contractors selected through
Westworks Framework.
Grant secured from the HCA for the scheme and the introduction of
Affordable Rent for those properties where residents are not returning.
Values obtained for the shared ownership properties.
Budget estimate obtained indicating a significant increase in build costs,
which reflects the national construction market.

2.2.3 Tasks




Tender scheme
Detailed scheme to be presented to Project Board when tender complete
and prior to any contractual commitment made.
Appoint sales and marketing consultant for shared ownership units

2.2.4 Budget
A net budget of £4,148k for the 51 unit scheme has been approved
Members should be aware, as previously reported, that build costs have
increased substantially in 2014. The tenders are due back in October and a
detailed scheme approval will be presented, prior to entering into any
commitments, when the proposed contract sum and its impact on the overall
programme budget is known.
2.2.5 Timetable



The final date of handovers will not be known until a contractor is
appointed and a programme of handovers has been agreed.
Revised draft programme as follows:

Activity
Planning
Demolition
Tender/ Procurement
Start on site
First completions / handovers
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March 2016

Current
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August 2014
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Risks


The main risk factors remaining on the project are:

Activity
Increased build costs
Decreased sales values for S/O
Mortgage accessibility for S/O
2.3

Probability Effect (E)
(P)
3
3
2
4
2
4

Score ( P X E)
9
8
8

Top of Town Stroud

2.3.1 Scheme Details
2.3.2 Progress To Date







All residents moved from phase 1 (Sites A B and E).
Planning received for Phase 1 and demolition completed.
Tenders received for Phase 1.
Pre start meeting held.
Grant received from the HCA for both Phase 1 and 2 and Affordable
Rent introduced for properties where residents not returning.
Detailed scheme approval presented to Project Board on the 18 August
for Phase 1.

2.3.3 Tasks





Continue the re-housing of tenants for phase 2 (dependent upon
completion of Phase 1)
Exchange of 2 private properties for 2 new properties on Phase 1 to
enable 4 properties to be replaced with 6 new ones as part of Phase 2.
Appoint sales and marketing consultant for shared ownership units on
Phase 2.
Agree a strategy for the properties to be refurbished.

2.3.4 Budget
A budget of £4,184k has been agreed for the Top of Town. However,
tenders received for the first phase of developing 24 units indicates a build
cost of £1,540 per sq metre, which is a substantial increase from the budget
figures.
This means that if this is extrapolated to the remainder of the phases it
could increase costs by as much as 25%. Further work is being undertaken
and a more detailed report will be tabled in October.
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2.3.5 Timetable for Phase 1


Revised draft programme as follows:

Activity

Projected Dates

Local consultation
Planning
Procurement/Tender
Start on site
Completion

Sept 2013
Feb 2014
March 2014
August 2014
March 2016

Current
Dates
Completed
Completed
Completed
Sept 2014
Nov 2015

Progress
N/A
N/A
N/A
Slight delay
Ahead

2.3.6 Timetable for Phase 2
Phase 2 has been delayed as many of the residents to be decanted wish to
remain in the area despite efforts for them to widen their area and there is a
lack of suitable alternative accommodation for them until Phase 1 has been
completed. Phase 2 cannot therefore start until Phase 1 has completed and
so the profile of spend over the financial years has been adjusted to reflect
this change.
2.3.7 Occupancy/Relocation Progress Phase 2
The timetable for Phase 2 is dependent upon the rehousing of residents
using some of the completed Phase 1 properties and a decision on the
procurement of this next phase. Once a programme has been agreed with
the selected contractor for Phase 1 a detailed programme will be prepared
for Phase 2.
Site

C
D
F
G
Misc
Total TOT

No of
Current
Units
6
10
2
3
5
26

Still
Occupied
5
6
2
2
2
17

Relocated/
Empty
1
4
0
1
3
9

2.3.8 Risks


The main internal risk items on the project going forward are as follows:

Activity

Probability Effect (E) Score ( P X E)
(P)
Achieving Planning on Phase 2
1
4
4
Decanting of tenants on Phase 2
2
4
8
Site Security
1
2
2
Increased build costs
3
3
9
Decreased sales values for S/O on Ph 2
2
4
8
Mortgage accessibility for S/O on Ph 2
2
4
8
Housing Committee
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3.

New Build Sites

3.1

Four Small Sites
I.
II.
III.
IV.

Fishers Road, Berkeley
The Corriett, Cam
Hillside, Coaley
Southbank, Woodchester

3.1.1 Progress To Date







Planning received on all four sites
Demolition taken place apart from Woodchester
PQQ stage evaluation taken place and 4 contractors selected for tender
stage.
Site security in place
Ecology in progress
Grant received from the HCA for the 4 sites and Affordable Rent
introduced for those properties where residents are not returning.

3.1.2 Tasks



Tender the four sites
Detailed scheme to be presented to Project Board when tender complete
and prior to any contractual commitment made.

3.1.3 Budget
A budget of £2,013k for the 4 small sites has been approved.
These four small sites are being tendered as one package to gain some
economies of scale and to assist with contract management. However, due
to the distance between the sites this will not have significant advantages
and these very small sites remain very expensive to develop. Members
should also be aware, as previously reported, that build costs have
increased substantially in 2014.
The tenders are due back in October and so prior to entering into any
commitments the details of the scheme will be presented to the Project
Board when the proposed contract sum and its impact on the overall
programme budget is known. An NPV for these sites will be presented and
recommendations made to the Committee regarding their financial viability.
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3.1.5 Timetable


Proposed programme as follows:
Activity

Proposed Dates

Local consultation
Planning
Procurement/Tender
Start on site
Completion

Completed
Completed
August 2014
November 2014
November 2015

3.1.6 Risks


The main internal risk items on the project going forward are as follows:

Activity
Site Security
Increased build costs
3.2

Probability
(P)
1
3

Effect (E) Score ( P X E)
2
3

2
9

Littlecombe Dursley

3.2.1 Progress Update
This Section 106 scheme with St Modwens received detailed approval at
the Project Board in February 2014. It is progressing well on site and the
first handovers will take place in August.
There is a long stop date within the agreement with St Modwen for them to
have completed all of the affordable homes by the 30 September 2016.
Their current programme is showing only 5 properties being completed in
2014/15 which means that more of the spend for this project will fall into
2015/16.
A sales and marketing consultant has been appointed to deal with the sale
of the 7 shared ownership properties across the site and the project is
currently within the approved budget.
3.3

Remainder of the New Build Programme

3.3.1 Progress Update
The two remaining schemes that are in the first phase of properties to be
developed, namely Church Street, Cam and Wharfdale Way, Stonehouse,
are in the early planning stages with schemes being prepared for local
consultation.
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4.

Overall Programme Budget

4.1

A budget of £19,511k has been approved for the delivery of the new build
programme. This includes £4,228k of regeneration budget for Woolaways,
providing a budget of £15,283k for the additional new homes.

4.2

The Council has been awarded £2,785k of grant from the Homes and
Communities Agency from their 2015-2018 National Affordable Housing
Programme (NAHP) for the delivery of 132 homes. These homes form part
of the new build programme above.

4.3

The Council now needs to negotiate a contract with the HCA for the delivery
of these units and the draft Heads of Terms has been considered by legal
services are the final form of contract is awaited from the HCA.

4.4

The introduction of shared ownership units at Minchinhampton is estimated
to produce an income of £658k.

4.5

The introduction of Affordable Rent and the rent on the unsold equity for the
shared ownership units will produce additional income into the programme.

4.5

It has been reported in ‘Inside Housing’ that house building has risen at its
sharpest rate since 2003, with concerns about a lack of materials hampering
construction. Rising costs and shortages of key materials are stymying
progress. This will impact on the speed of delivery of our programme and
will result in increased costs.

4.6

There have been some changes to the programming of Top of Town Phase
2 due to lack of opportunities for decanting until Phase 1 is complete. The
profile of spend over the next 3 financial years has been adjusted to reflect
these changes.

4.7

The profile of spend is also being adjusted to reflect the additional income
from grant and sales income and for the anticipated increase in build costs.

5.

Recommendations / Conclusions

5.1

The new build programme is progressing well on a number of sites.

5.2

The main risk to the delivery of the programme is the significant increase in
build costs since the start of the financial year. The construction industry is
experiencing a dramatic shortage of labour and materials, which is
impacting on tender prices and is likely to have a significant impact on the
tenders that we receive and hence the overall programme budget which
could result in a shortfall of £1.5 million if we wish to deliver on the
aspiration of building 200 homes.

5.3

The Corporate Delivery Programme (CDP) is to invest in 150 new units by
March 2017. It is believed that the £19 million new build and development
budget plus the grant from the HCA, the sales income and rent on the
unsold equity from the shared ownership units and the increased rental
income from the new homes, including those for Affordable Rent will offset
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the increased cost of delivery and should still enable us to deliver another
25 more units than set out in the CPD. Once tenders have been received for
Leonard Stanley and the four small sites, Committee will be updated further
on the number of homes beyond our target of 150 that can be delivered
towards our aspirational 200.
5.4

As a precaution to mitigate for build costs increasing and ensure we deliver
the aspiration of 200 units, the intention is to move £1.5 million from the
renewable energy element of the Capital Programme into the New Build and
Development Capital Programme.
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

HOUSING COMMITTEE

9

16 SEPTEMBER 2014
Report Title

MOVING TO A 52 WEEK RENT CHARGE

Purpose of Report

To advise Committee of the need to change to a 52
week rent charge cycle replacing the current 48 week
cycle
Committee AGREES that the report is suitable for
implementation subject to tenant consultation
feedback which will be delivered at October’s Housing
Committee for a decision
Tenancy Management Service Development Group in
April 2014 and August 2014, also Stroud Council
Housing Forum on 3 September 2014.

Decision(s)

Consultation and
Feedback

Financial Implications
and Risk Assessment

Moving to a 52 week rent year will closer align the
timing of income that tenants receive under universal
credit with the weekly obligation to pay rent. This
measure will support the objectives of minimising rent
arrears for the council and helping tenants through the
changes to the benefit system.
Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: @ian.garrett@stroud.gov.uk

Legal Implications

Report author to comment on the Risk Assessment –
Report Author has added this report to the authorities
risk register to monitor the impact at each stage
It is important to note that the change from a 48 week
rent period to a 52 week rent period, will not increase
the total amount of rent tenants pay over the year.
However as the recommendation contained in the
report constitutes a change to the
conditions of tenancy, consideration needs to be given
to consulting tenants.

Report Author

Options
Performance
Housing Committee
16 September 2014

Zoe Lash, Solicitor
Tel: 01453 754362 Email: zoe.lash@stroud.gov.uk
Kevin Topping, Tenancy Operations Manager
Tel: 01453 754163
Email: Kevin.topping@stroud.gov.uk
None
Tenant consultation feedback to be presented to
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Management Follow Up
Background Papers/
Appendices

October 2014 committee
Appendix A – Pros and Cons

1.0.

Introduction

1.1.

Stroud District Council has always followed the traditional local authority route
of charging 52 weeks worth of rent over a 48 week period. This has the benefit
to the tenant of 4 weeks where no rent is applied to rent accounts and is an
ideal opportunity for tenants in rent arrears to reduce any outstanding rent
debt. It must be noted however, that as rent is charged over 48 weeks this
requires a larger weekly payment than if it were charged over the correct 52
weeks. The term “free weeks” has been liberally applied but is in fact incorrect
as the full rental charge is based on 52 weeks.

2.0.

Implications

2.1

Universal Credit

2.1.1. The introduction of the Welfare Reform Act has and will continue to have
impacts on social housing tenants. One of the components of the act is
universal credit which is the most significant reform of the welfare system for a
generation.
2.1.2. Universal Credit is for in-work and out-of-work claimants, and the rules apply
to both groups, encouraging claimants to take responsibility for their lives and
their finances.
2.1.3. Universal Credit will put claimants in control for the first time by enabling them
to apply for and access their benefit entirely online and manage their own
online account. By helping claimants to move online we will also increase their
access to the job market.
2.1.4. We have been advised that Universal Credit will be applied in Stroud District
during 2015.
2.1.5. Universal credit will be paid to applicants based on a 52 week cycle, in 12
monthly instalments which will be paid on the anniversary of the original
claiming date for benefit, therefore we will be looking to offer daily direct debits
to ensure we are able to collect rent as soon as possible.
2.1.6. It must be noted that this will impact directly on 64% of our tenants who are
currently in receipt of Housing Benefit
2.2

Direct Payments

2.2.1. Universal Credit is a new single benefit for people on a low income, whether
they are in or out-of-work. It replaces Jobseeker’s Allowance, Tax Credits,
Income Support, Employment and Support Allowance and Housing Benefit.
Universal Credit will be paid directly to the claimant on a monthly basis in
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arrears. The rationale for this type of payment profile is because most people
in work are paid monthly, and the aim of Universal Credit is to help people
move into work. Monthly payments therefore should make the transition into
work as smooth as possible.
2.2.2. A number of demonstration projects have been running nationally since 2013
which have had a significant effect on rent arrears rising with recovery rates
dropping, initially, to an average of 85% (Stroud has had a collection rate for
2013/14 of 98.84%, at the time of writing this report (June 2014) the collection
rate is 96.84% which is below target mainly due to the impacts of the extra
room subsidy).
2.2.3. The pilots have demonstrated the importance of putting in processes to
support tenants to manage their finances and maintain rent payments.
Lessons from the pilots have been published jointly by the Department for
Works and Pensions (DWP) and Chartered Institute of Housing (CIH). One of
these recommendations is to consider a 52 week rent year
2.2.4. It is estimated, from the experience of the pilots, that Stroud District Council
(SDC) will experience an immediate rent arrear increase of around £1million
pounds as payments will be made one month in arrears rather than the current
profile of payments received fortnightly on the basis of a week in arrears and a
week in advance, this method of payment caused by the implementation of
Universal Credit will then be recoverable directly from the tenants even though
they will have had no control over the way payments of benefit have been
made. There is also an additional risk that rent arrears may increase further
with some tenants struggling to budget and manage their rent payments
correctly. Preliminary work is already underway regarding our Financial
Inclusion strategy and engagement with other agencies to support tenants
through this process, demonstration pilots have shown that around 20% of
tenants have failed to manage their rent payments when housing benefit is
paid directly to them. The increased risk of non-payment and the support
resources required raises significant concerns for the future roll out of
Universal Credit, now expected in the district in 2015/16.
2.3

Housing Benefit payments

2.3.1. Housing Benefit payments are currently paid directly to the landlord, this will
no longer be the case from 2015 when Universal Credit is introduced. 64% of
our tenants are in receipt of some form of Housing Benefit and as such will be
directly affected by having all of their benefit entitlement paid directly into their
personal bank account and be responsible for making their own weekly rent
payments from their monthly entitlement. The amount of rental income that
would be subject to this potential risk is around £6 million per annum.
2.3.2. Universal Credit will not be administered by the Local Authority, rather the
Department for Work and Pensions (DWP) will control and make payments.

2.4

Direct Debits

Housing Committee
16 September 2014

Page 56 of 60

Agenda Item 9

2.4.1. Direct Debits are broken down over 12 equal instalments to cover the financial
year, this incorporates within it several periods where there are more than 4
weeks in any month which build up over a period of time leading to anomalous
arrears for a 10 week period creating spiked arrears levels ranging from
£150K to 200K above normal, these are balanced through the rent “free”
period in December, however they are the subject of numerous queries every
year by tenants who pay by this method as to why they are in arrears even
though they are paying correctly and also by tenants who terminate their
tenancy with outstanding amounts which they expect to have been covered by
the Direct Debit.
3.0.

Options

3.1.

An example of the changes could be as follows:
•

A tenant currently pays an average £85 rent per week over a 48 week
period for the whole 52 weeks of the year, this is comparable to an annual
rent of £4080.

•

Therefore the total annual charge of £4080, if it were paid over 52 weeks
would equate to a weekly rent amount of £78.46 so the savings would be
made over the whole year rather than in the 4 weeks twice a year.

3.2.

Tenants who would still like not having to pay rent during the Christmas period
may do so by continuing to pay their larger weekly rent (based on a 48 week
rent rather than a 52 week rent) or paying extra through the course of the year
giving them an appropriate credit which would be paid against the rent due for
that period

3.3.

It MUST be noted that when Direct Payments begin this will be paid over 52
weeks therefore on a current 48 week rent (as the example given above) at
£85 per week there will be a natural shortfall of £6.54 each week in benefit
paid to the claimant. This of course would vary according to the actual rent as
the figure given is an average charge and some rents will be higher or lower.

3.4.

At this time it is unknown what the payment arrangements will be for Pension
Credit which will replace Housing Benefit for those of non-working age.

4.0.

Impacts

4.1.

The initial impact to tenants in receipt of benefit is that rent payments will no
longer be made directly to the landlord and all benefits will be paid directly to
the claimant, this means that if you are in receipt of benefit you must pay your
own rent. It will also be paid monthly and in arrears which places over £6
million of rental income at risk and subsequently means we will be unable to
deliver our work programmes around new kitchens and bathrooms and will
have to reduce our repairs service to emergency only (essential repairs to the
structure or fabric of the property) and reduce our ability to build new homes.

Housing Committee
16 September 2014

Page 57 of 60

Agenda Item 9

4.2.

As at July 2014, 3533 tenants were in receipt of Housing Benefit of which
2044 are aged 18-65 yrs (considered working age which equates to 57.85% of
claimants)

4.3.

One of the ways we wish to mitigate this impact is by changing our rental
charging periods from the current 48 week charge to a 52 week charge, this
will have an immediate effect on the amount tenants have to pay as this will
reduce proportionately depending on the current rent charge. It will also
facilitate the use of daily direct debits which can take rent payments on the
same date that Universal Credit is made each month so that tenants don’t
need to worry about making a manual payment. (Currently we only have two
direct debit payment dates which would be insufficient for dealing with
Universal Credit payments.

5.0.

Consultation

5.1.

It is right and proper that we fully consult with all of our tenants on the
implications of this change and as such an article will be drafted for a future
keynotes edition in September 2014 with a position statement relating to
tenant feedback in October 2014 following the survey response regarding this
proposal. This paper in a shorter format has been presented to the Tenancy
Management Service Development group on 15 April 2014 where sensible
questions and queries were made resulting in a more detailed report.

6.0.

Summary

6.1.

The financial impact of Universal Credit on our tenants is clearly recognised
and we must ensure that we take all reasonable and proportionate steps to not
only protect our tenants from any risk to their tenure by virtue of rent arrears
but also protect the council in terms of income from rents without which we
would be unable to deliver a number of programmes including responsive
repairs, cyclical maintenance and the new build programme

6.2.

The issue is whether to transfer to a 52 week rent charge system to align
charges with a significant proportion of our tenant’s income stream or to
maintain the current system. Operating a separate system of non-payment
weeks for those tenants not receiving Universal Credit is not feasible.

6.3.

Any removal of non-payment weeks would require a change to the current
Tenancy Agreement which are subject to a review at present with changes
becoming effective from April 2015.

6.4.

Changing the number of chargeable weeks will involve some changes to the
rents computer system which will require time to implement and are most
easily carried out when creating a new rent year. For this reason any decision
to change the number of chargeable weeks should be aligned with the rent
increase so that the system is ready for the new rent year. A 52 week rent
year will make a number of tasks easier and less prone to error. Direct Debits
will be easier to calculate allowing tenants to make use of the wider range of
payment dates now available.
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6.5.

For new tenants and tenants new to making rent payments a 52 week charge
basis is easier to understand and explain.

6.6.

Value for money/efficiencies: Charging rent on a 52 week basis is more
efficient for arranging Direct Debits which is the cheapest collection method.

6.7.

Financial Implications: Aligning rent weeks charged to Universal Credit
arrangements will minimise the risk of potential loss of income through
uncollected arrears.

6.8.

Outcomes for tenants: Tenants in receipt of Universal Credit will be charged
on the same basis as their housing support payments from DWP. Tenants
who value the current non-payment weeks may choose to overpay their rent in
other weeks to achieve the same outcome.
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Appendix A
The Options
An analysis of the pros and cons of removing non-payment weeks is illustrated
below.
Pro’s
•
•
•
•
•
•
•
•

Matching incidence of Tenant income to rent liability
Potentially reduce arrears with no shortfall between income and charge
Easier to assess individual tenant’s arrears position
Performance will match other providers who remove non-payment weeks
Easier to assess overall arrears position and collection rates
Direct Debit calculations will be easier to calculate and administer
Removes possible impact on credit score for access to bank accounts due to
build-up of technical arrears
Remove perception that tenant is due a refund if leaving mid rent year.

Con’s
•
•
•
•

Tenant’s like them
Requirement to carry out statutory consultation on any change to tenancy
agreement.
Extensive changes to systems and performance data to recalculate rents and
forecasts.
Cash is collected in the non-payment weeks reducing arrears.

If a tenant leaves part way through the rent year they will have paid more under the
current 49 week rent charge system than they would have under a 52 week system.
No refunds are made for this difference between an annualised charge and rent
charged with non- payment weeks.
Conversely tenants taking up a tenancy part way through the year benefit from the
non-payment weeks despite not fully contributing towards them.
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