Housing
Committee

Tuesday, 24 June 2014
7.00 pm

FIRE EVACUATION PROCEDURES
FOR VISITORS AT EBLEY MILL


Upon hearing the fire alarm, visitors should immediately evacuate the building
following the instructions given by the Chair at the start of each meeting.



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



DO NOT use the lifts when the alarm is sounding.



Upon evacuation, visitors should go to the NB assembly point. The assembly
points are situated in the staff car park where a fire steward will be there to take a
roll call.



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



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

16 June 2014

HOUSING COMMITTEE
A meeting of the Housing Committee will be held on Tuesday, 24 June 2014 in
the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 7.00 pm.

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 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 the officer named at the top of
this agenda.
1.

APOLOGIES

2.

DECLARATIONS OF INTEREST
To receive declarations of interest.

3.

MINUTES
To approve and sign as a correct record, the Minutes of the meeting of the
Committee held on 20 March 2014.
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4.

PUBLIC QUESTION TIME
The Chair of the Committee will answer questions from members of the
public, submitted in accordance with the Council’s procedures.

DEADLINE FOR RECEIPT OF QUESTIONS
Noon on Thursday, 19 June 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
To consider the Committee’s work programme and update accordingly.

6.

SHELTERED HOUSING SERVICE FINAL REPORT
To consider the final report and options available for the Sheltered Housing
Service and recommend to Council accordingly. Lorraine Regan, Assistant
Director of Health and Wellbeing at ConsultCIH will also be in attendance.

7.

HOUSING REVENUE ACCOUNT OUTTURN (HRA) 2013/14
To present to the Housing Committee actual revenue income and
expenditure on the Housing Revenue Account for the financial year
2013/14 compared to budget together with actual expenditure on the
capital programme compared to budget.

8.

TENANT PHOTO IDENTITY CARDS TO COUNTER TENANCY FRAUD
To approve the process as part of the procedure to reduce the risk of
tenancy fraud.

9.

HOMES AND COMMUNITIES AGENCY (HCA) GRANT
To approve the Council’s bid to the HCA.

10. STROUD
DISTRICT
COUNCIL
WOOLAWAYS
REGENERATION
PROGRAMME
To approve the introduction of shared ownership units at the Regeneration
site at Minchinhampton, together with increases in budgets for Leonard
Stanley and the Top of Town.
11. TASK AND FINISH GROUP TO DEVELOP AN ‘IN HOUSE PROVIDER’
To receive an oral update from the Task and Finish Group on the
implementation of an in-house gas servicing and maintenance provider.
12. PERFORMANCE FOR 2013/14
To receive an oral update on service performance for 2013/14.
13. APPOINTMENT OF PERFORMANCE MONITORING REPRESENTATIVES
To appoint two Members of the Committee to attend quarterly performance
monitoring meetings during 2014/15.
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APPOINTMENTS TO OUTSIDE BODIES
To appoint Members of this Committee to represent the Council on the
organisations, meetings or events, as set out in the schedule.

15. MEMBERS’ QUESTIONS
See Agenda Item 4 for deadline for submission.
DATE OF NEXT MEETING
16 September 2014

The Committee Membership for 2014/15 Civic Year is as follows:
Councillor Mattie Ross (Chair)
Councillor Doina Cornell (Vice-Chair)
Councillor Gordon Craig
Councillor Caroline Molloy
Councillor John Marjoram
Councillor Liz Peters

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

In the Event of a Fire
Leave the room by the nearest fire exit these are located to the rear of the
Chamber and the door leading to the Roof Garden marked as Fire Exits.
Proceed to the main car park and assemble by the New Build sign (NB).
If you require this agenda in large print format please contact Democratic Services 
01453 754355 or email: democratic.services@stroud.gov.uk
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20 March 2014
7.00 pm – 8.30 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Councillor Mattie Ross (Chair)
Councillor Chris Brine (Vice-Chair)
Councillor Philip Booth
Councillor Gordon Craig
Councillor Paul Hemming
Councillor Brian Marsh
P = Present

P
P
P
P
A
P

Councillor Liz Peters
Councillor Gary Powell
Councillor Frances Roden
Councillor Emma Sims
Councillor Tom Williams
Councillor Debbie Young

P
P
P
P
P
P

A = Absent

Other Councillors Present:
Councillor Liz Ashton
Councillor Geoff Wheeler
Officers Present:
Strategic Head (Tenant Services)
Head of Housing Contracts
Head of Housing Management

Head of Asset Management
Democratic Services Assistant

Invited Guest:
Sandra Mutton, Chair of Stroud Council Housing Forum.
HC.064

APOLOGIES

An apology for absence was received from Councillor Paul Hemming.
HC.065

DECLARATIONS OF INTEREST

Councillor Emma Sims declared an interest in item 5 of the agenda, Community
Land Trusts.
HC.066

MINUTES

RESOLVED

That the Minutes of the Meeting held on 6 February 2014
are confirmed and signed as a correct record.
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HC.067

PUBLIC QUESTION TIME

None received.
HC.068

COMMUNITY LAND TRUSTS

Having declared an interest, Councillor Emma Sims left the meeting during the
discussion and decision making for this item.
The Head of Asset Management presented the report which sought approval to
continue discussions with Nailsworth Community Land Trust (NCLT), giving them
the opportunity to put together a proposal on a specific site. One of the key aspects
of any proposal would be to provide permanently held affordable housing.
The Head of Asset Management identified that Stroud District Council (SDC) would
need to consider Value for Money in any land transfer. It was reported that at the
Stroud Council Housing Forum meeting on 4 March 2014, there had been a
preference for any transfer of land from SDC not to be at nil cost. There had also
been concerns as to whether a CLT was a good way to deliver affordable housing.
Members noted that advantages of a CLT was that community owned projects
would be less likely to receive opposition to any planning proposal and a CLT would
also be able to access funding not available to the District Council. By using such
measures as a CLT, the District Council could be an enabler for the provision of
affordable housing.
There was agreement to continue discussion with the CLT and to request an update
report in October 2014.
RESOLVED

a) To continue discussions with the Community Land
Trust (CLT) at Nailsworth;
b) To give NCLT 12 months to assemble a proposal for a
named site, and
c) That the Head of Asset Management agree a
memorandum of understanding with NCLT, investigate
how other CLTs are structured/financed and report
back to a future Committee.

HC.069

COUNCIL NEW BUILD PROGRAMME

The Head of Housing Contracts presented the Committee with an update on the
Council’s New Build Programme and sought approval for changes within the
programme.
The decision by the Council’s Strategy and Resources Committee to appropriate the
Chapel Street, Cam, site to the HRA had provided the opportunity to advance the
development from 2016/17 to 2015/16 and to bring forward the budget of £850,000.
In response to a question from a Member, officers explained that the May Lane site
had been problematic and the land would be held for several years before
development could commence. An option would be to sell the site for social
housing.
Housing Committee
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In respect of the Littlecombe Site, it was reported that there would be a mix of
shared ownership and social rented homes. The increased budget for the Top of
Town site took account of the increased number of units and also the income from
sale of shared ownership units.
The overall impact of the report’s proposals was to deliver an increased number of
units and at an earlier stage.
Members noted the excellent work that was being undertaken to deliver the new
build programme for the district and recorded their thanks to the officers involved.
RECOMMENDED
TO COUNCIL

a)
b)

c)

d)
HC.070

To bring forward the Chapel Street, Cam site from
2016/17 to 2015/16;
To increase the net cost of Littlecombe by £153k to
£1,643k to take account of potential reductions in
the sales price of shared ownership units and
marketing costs;
Increase in Top of Town budget by £400k to take
account of increased units and also income of
£400k from sale of shared ownership units;
Removal of May Lane, Dursley from the programme.

THE OPTION TO JOIN THE ‘RENTAL EXCHANGE’

The Committee received an update from the Head of Housing Management
following the establishment of a task and finish group to look into the initiative, which
would enable tenants to build a credit history, help them to obtain affordable banking
and financial services and to gain sound identity records, which would assist them
financially and in other ways.
The Chair of the Stroud Council Housing Forum informed the Committee that the
Forum’s only comment was that tenants should have the choice to opt out of the
process if wished. It was confirmed that assurances had already been given that
tenants could opt out of the scheme.
In welcoming the scheme, Members recognised the advantages for tenants. It was
suggested that the introduction of the scheme should be set with sufficient lead in
time to give any tenants with rent arrears the opportunity to clear their arrears before
the scheme commenced.
RESOLVED

a)

b)
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To accept the recommendation from the Task and
Finish Group to undertake the first stage of the rental
exchange process.
To ask the Task and Finish Group to analyse the data
produced by stage 1 and bring a recommendation
back to Housing Committee on whether to formally
join the rental exchange (section 3 of the report
refers).
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HC.071

PERFORMANCE MONITORING

In updating the Committee on performance, the Committee’s representatives,
Councillors Brian Marsh and Debbie Young drew attention to the following:
•

The data on ‘First Fix’ figures showed that 65% of repair jobs to the
Council’s housing stock had been completed on the first visit. The
Strategic Head of Tenant Services informed Members that there had
been some miscoding, hence the apparent low rate of success. The
latest data for repairs in February showed that 93% were completed on
the first visit.

•

It was agreed that in future, Members would submit written
performance reports.

RESOLVED

To note the report.

HC.072

WORK PROGRAMME

The following topics were identified as items for the Committee’s future Work
Programme:
•
•
•
•
•

Financial year end performance figures
Local Lettings Policy
Examine different models to deliver increased housing stock
numbers including an SPV
Establish a Task and Finish Group to develop an ‘In House
Provider’ for gas servicing and maintenance. Councillors Mattie
Ross, Chris Brine and Tom Williams were selected.
Longer term view of Sheltered Housing needs, what will be
required in 10 years time.

RESOLVED

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

HC.073

MEMBERS’ QUESTIONS

None received.
Closing Remarks
The Chair thanked all Members for their contribution to the work of the Committee
during the past year. It was noted that Councillor Philip Booth would not be
standing for election to the Council in May. Councillor Booth was thanked for his
contributions to the work of the Committee and to the Council.
The meeting closed at 8.30 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 (David Stanley)
3. Sheltered Housing Assets (Tim Power / Peter Stoate)
4. New Build Programme (Peter Stoate)
5. New Build Standard (Peter Stoate)
28 October 2014
1. Work Programme
2. Sheltered Housing Update (Tim Power)
3. In-house provider (Peter Stoate)
4. Methods to deliver increased numbers of housing stock (Peter Stoate)
5. Nailsworth CLT update (Andy Nash)
16 December 2014
1. Work Programme
2. Budget Monitoring Report 2014/15 Q2 (David Stanley)
3. HRA Revised Budget 2014/15 & Draft Budget 2015/16 (Paul Craddock)
4. Sheltered Housing Update (Tim Power)
5. New Build Programme (Peter Stoate)
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 (Peter Stoate)
Task and Finish Groups
Title
In House Provider

Membership
Councillors Chris Brine,
Mattie Ross and Tom
Williams
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Report Title

SHELTERED HOUSING SERVICE

Purpose of Report

To agree future service provision in respect of the
Council’s sheltered housing service.
Committee
RECOMMENDS
to
Council:

Decisions(s)

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.
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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. Review and consult on the designate of a
number of properties across SDC as older
persons properties so that older people have
more
choice
about
older
persons
accommodation.
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.
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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.
Consultation and
Feedback

This review has included the collection of the views
and experiences of older people and those who
work with them. The CIH have undertaken three
separate meetings at each sheltered housing
scheme, held an appreciative inquiry and
conducted a survey which secured over 900
responses.
A summary of the proposals was set out in a
Consultation Document issued 10 April 2014 which
can be found through the following link:
http://consultation.stroud.gov.uk/. The responses
to that consultation are set out in an appendix to
this report. Comments made after the publication of
this report will be made available in an addendum.
A schedule of key meetings is contained with the
background papers.
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Financial Implications
and Risk Assessment

The loss of Supporting People funding in October
2014 has increased the cost of the service by
£275,000 in 14/15 and £550,000 in a full year. This
is unsustainable for the Housing Revenue Account
and will have a significant impact on the HRA’s 30
year business plan.
The combination of changes to the service and the
increase in service charges as recommended in
this report will reduce the deficit by approximately
£350,000 from £711,000 to £361,000.
With regards to the proposals regarding the
cleaning and grounds maintenance service and
given the information that is currently available it is
not anticipated that there will be a financial impact
on the General Fund

Legal Implications

Ian Garrett, Principal Accountant
Tel: 01453 754 344
Email: ian.garrett@stroud.gov.uk
There are a number of legal implications arising
from the recommendations in this report.
Any changes to our current staffing that may result
in redundancies require consultation with the staff
and the trade union in accordance with the Trade
Union and Labour Relations (Consolidation) Act
(TULRCA). Consultation with the Councils existing
staff and Unison has already begun.
Any resultant changes to staffing need to be
carried out in a manner that complies with legal
requirements.
There are also contractual and financial
implications in making changes to the cleaning and
grounds maintenance service currently provided
under the multi-service contract.
If we take any services in-house there is a potential
for the Transfer of Undertakings (Protection of
Employment) Regulations (TUPE) to apply. If a
TUPE transfer occurs the Council will take on staff
from the current service provider. Those
employees who may be affected by a transfer will
also need to be consulted.
There are timescales for these processes that will
need to be complied with.

Housing Committee
18 June 2014

4

Agenda Item 6

Human Resources and Legal Services are already
actively involved in this process, and it is
anticipated they will need to continue to be
involved until all the negotiations are concluded.
Members need to be aware of the legal
implications and potential risks and will need to
monitor the position as it unfolds.

Report Author

Options
Performance
Management Follow
Up
Background Papers /
Appendices

Zoe Lash, Solicitor
Tel: 01453 754362
Email: zoe.lash@stroud.gov.uk
Tim Power, Head of Housing Management
Tel: 01453 754155
Email: tim.power@stroud.gov.uk
The CIH report has considered a number of
alternative options as set out in their report.
There will be an implementation plan to deliver the
proposed changes which will be incorporated into
the Housing Revenue Account Business Plan and
reported to September Housing Committee.
Appendix A – Report from the Chartered Institute
of Housing
Appendix B – List of Consultation Meetings
Appendix C – Comments from consultees
Appendix D – Housing Committee Report, 19
September 2013
Appendix E - Executive Report on Supporting
People Funding, July 2012
Appendix F - Sheltered Housing Newsletters
Appendix G - Gloucestershire County Council,
Cabinet Report, 20 December 2012
These can be found using the following link:
http://consultation.stroud.gov.uk/

1.

Report

1.1

This report makes recommendation arising for the consultancy report
supplied by the Chartered Institute of Housing (CIH) which is appended
to this report, by way of a hyperlink. The CIH was commissioned to
carry out this review in light of the anticipated time expiry of the funding
received from Gloucestershire County Council on 5th October 2014.
This brings to an end the funding received since 2003 under the former
Supporting People (SP) programme.

1.2

The CIH recommend that the Council provides a housing management
service to sheltered housing tenants which would enable independent
living. CIH has proposed that this should be financially sustainable
within the Housing Revenue Account (HRA) and not reliant on income
from the County Council. To quantify this, if no changes were made to
Housing Committee
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the existing service the impact of the loss of Supporting People is likely
to produce a funding shortfall of £711,000 per annum.
1.3

This would be unsustainable to be met by the HRA on an ongoing
basis without considerable consequences on the funding of other
activities e.g. new build housing, refurbishing existing stock, etc. The
proposals as set out by the CIH report, including the increase in service
charges are anticipated to contain the annual shortfall at £361,044.
This reflects the outcome of job evaluation and provision of a staffing
contingency (as recommended on page 56 of the CIH report) which
hence differs from the net cost of £262,400 referred to in the CIH
report. Although still a very considerable subsidy, is able to met by the
HRA without a materially adverse effect on its activities.

1.3

It should be noted that the Sheltered Housing Service has; for many
years operated at a deficit, within the HRA of around £250,000, this
cost being covered within the totality of the HRA. It is this deficit, added
to the loss of supporting people funding that creates the total shortfall
stated above, of £711,000. It is not proposed that the long-term deficit,
outside of the loss of supporting people funding be addressed by the
changes proposed in this report, as it is felt that reducing balances
further than current recommendations could lead to an unacceptable
reduction in service.

1.4

CIH have assessed the future contract for the provision of community
based housing related support that is being offered by Gloucestershire
County Council. This would require services to be provided to
qualifying persons irrespective of the accommodation that they occupy,
including private sector housing.

1.5

Any future Gloucestershire County Council contract would be subject to
negotiation and later to tender in a competitive and price sensitive
market.
The provision of housing related support is now a
discretionary activity which may not be sustained by Gloucestershire
County Council over time.

1.6

CIH is therefore recommending that it would be preferable that Stroud
District Council becomes entirely self-sufficient from any
Gloucestershire County Council funding. They also recommend that
Stroud District Council engage with the County Council in developing
and implementing a shared vision and strategy for older people’s
support services. This engagement would be as a partner rather than
as a supplier.

1.7

Irrespective of any issues concerning County Council funding, CIH
believe that there are strong reasons to change the way in which
services are delivered. They report that the most common types of help
that tenants request are related to their home and the communal
facilities offered. The proposed Site Officer role is designed to better
met those needs and provide a hands on, day to day presence.
Housing Committee
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1.8

CIH have also reported that there is a wide variation in the extent of
need for additional housing support on a personal basis, for example
help with managing a tenancy or arranging for aids, adaptations or
specialist support. It is therefore recommending that a flexible team of
Support Workers be deployed to provide housing support where it is
needed and to support social activities.

1.9

It should be noted that, as a landlord, Stroud District Council
provides tenancy related housing support but does not provide
care, which is the duty of Gloucestershire County Council as the
social care authority. Stroud District Council works with tenants,
families and other agencies to help get the right kind of services
for those that need them and makes referrals and raises alerts
when required. This distinction can often not be understood by
tenants and others particularly in light of the historic role of the
resident warden. What will be important is to ensure all elements
are joined to ensure support is provided or facilitated by a
combination of staff, key agencies and families over the entire
week including weekends.

1.10

CIH believe that the service model they propose responds to people’s
needs, is affordable and, if supported by the net cost being met from
the HRA and can be operated within the new financial constraints that
Stroud District Council will be under due to the loss of Supporting
People funding. They also believe that this service model will contribute
to high level outcomes for sheltered housing tenants.

1.11

CIH note that it is important that any new model being introduced is
sustainable over a period of time as both sheltered housing tenants
and staff have gone through a number of changes during the past few
years and require a period of stability. In order to assist in sustaining
the new service it is proposed that, from the date of its implementation,
sheltered housing service charges be increased by £2.50 per rent
week (at current prices).

1.12

When the current Gloucestershire County Council contract ends in
October 2014, support charges of £14.59 per rent week will
automatically cease as tenants would no longer be in receipt of a
rechargeable support service. This means that tenants, after allowing
for the proposed £2.50 increase, would be charged £12.09 per week
less than currently is the case.

1.13

Service charges are eligible for Housing Benefit. There are
tenants, however, who have been exempt from support charges
and who would have to make a payment towards the proposed
service charge increase. These are people in receipt of part
Housing Benefit and tenants not in receipt of HB but who qualify
for an exemption from support charges. The financial model
Housing Committee
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makes provision to provide protection for the extent of any
increase in service charges that any existing tenant is liable to
pay personally.
1.14

CIH are also undertaking an assessment of the long term suitability of
the sheltered housing stock whilst developing a wider range of housing
options for older people. This report will be presented to the
September 2014 meeting of the Housing Committee together with a
report on the development of a long term shared vision and strategy for
an older people’s service with key internal and external stakeholders.
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24 JUNE 2014
Report Title

HOUSING REVENUE ACCOUNT (HRA)
OUTTURN 2013/14

Purpose of Report

To present to the Housing Committee actual
revenue income and expenditure on the Housing
Revenue Account for the financial year 2013/14
compared to budget together with actual
expenditure on the capital programme compared to
budget.

Decision(s)

The Committee RESOLVES to:
a) Note the position of actual income and
expenditure on the HRA for 2013/14 together
with expenditure on the capital programme as
set out in tables 1 and 2;
b) 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.

Consultation and
Feedback

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

Financial Implications
& Risk Assessment

The total HRA balance of £,1,592,189 net of carry
forwards , slippage and capital receipts is broadly in
line with expectations from previous forecasts with
some variances in specific areas

Legal Implications

Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
No significant / direct legal implications.
Karen Trickey
Legal Services Manager and Monitoring Officer
Tel 01453 754369
Email: karen.trickey@stroud.gov.uk
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Report Author

Options
Performance
Management
Follow Up

Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
To restrict 2013/14 carry forwards
The income and expenditure figures for 2013/14 will be
used to assist the revision of the 2014/15 budget and in
the preparation of the next update of the Medium Term
Financial Plan

Introduction
1. The HRA net budget for 2013/14 of £858,500 was approved by the
Council meeting on the 24th January 2013. This then became £1,813,900
when carry forwards and slippage from 2013/13 were included.
Throughout the year, various budget increases and virements have been
reported to and approved by the housing committee.
2. Summary of actual results – Revenue and Capital
3.1 The overall HRA variance between the net budget of £1,590,000 and
actual result of £1,276,000 is (£314,000). This result is a combination of a
revenue variation of £625,000 and a Capital variation of (£939,000).
Table 1- HRA Summary of Revenue and Capital outturn

Commitee heading
Dwelling Rents
Non-Dwelling Rents
Charges for Services and Facilities
Transfers from General fund
Contributions towards expenditure
Grant income
Interest and Investment income
Supervision and Management
Special Services
Self Financing Debt
Corporate and Democratic Core
Provision for bad debts
FRS 17 (Pension) adjustment
Depreciation and Impairment
Revenue and Capital Repairs
Responsive Maintenance
General voids
Cyclical Maintenance
Capital Expenditure funded by the HRA
Total Housing (exc. Right to Buy & borrowing)
Borrowing
Right to Buy receipts
Total Housing (inc. Right to Buy & borrowing)
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4.1
4.2

4.3
4.4

4.5
4.6

4.7
4.8
4.9

4.10
4.11

2

Original
Budget (£)
(20,530,300)
(345,300)
(1,355,800)
(170,000)
(55,300)
0
(130,000)
4,881,900
2,024,100
3,284,000
235,300
135,000
(113,700)
5,352,900

1,262,500
819,000
1,079,600
8,040,000
4,413,900
(2,400,000)
(200,000)
1,813,900

Latest
2013/14
budget to
Latest Actual to 31
actual
Budget (£) March 2014 variance (£)
(20,530,300) (20,199,513)
330,787
(356,200)
(384,876)
(28,676)
(1,555,800) (1,553,798)
2,002
(170,000)
(170,000)
0
(66,300)
(95,948)
(29,648)
(880,000) (1,120,000)
(240,000)
(25,000)
(23,364)
1,636
4,928,900
4,927,720
(1,180)
2,277,400
2,283,214
5,814
3,308,000
3,191,346
(116,654)
327,100
327,100
0
135,000
88,839
(46,161)
(196,500)
(197,950)
(1,450)
5,309,500
5,300,200
(9,300)

1,362,500
994,000
1,059,600
11,510,900
7,432,800
(3,090,000)
(2,753,000)
1,589,800

1,649,443
1,352,383
757,451
10,786,320
6,918,567
(3,000,000)
(2,643,000)
1,275,567

286,943
358,383
(302,149)
(724,580)
(514,233)
90,000
110,000
(314,233)
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3.2 The net revenue performance is broadly in line with expectations,
although there are some variances in specific areas. Positive variations
include lower cyclical repairs (£302,000) and lower borrowing interest
payments (£117,000). The main negative variances are increased
expenditure on void repairs £358,000, increase on responsive repairs
£287,000 and lower than anticipated rent income by £331,000. Appendix
A contains more detail of all positive and negative variations in excess of
£10,000.
Table 2 - HRA Capital programme

Capital programme element
New Build (See break down below)
Development - Leonard Stanley / Top of Town
Development - Minchinhampton
Asbestos / Radon
Central Heating
Disabled Adaptations
Doors and Windows
Electrical Works
Estate Works
Damp Works / Insulation
Kitchens and Bathrooms
Major Voids
Professional Fees
Renewable Heating
Roofing
Scheme Renovations
Welfare Aid:Lifeline
Vehicle Purchase
Total New Build
Grants
Total New Build less grants

Para
Refs

5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8
5.9
5.10
5.11
5.12
5.13
5.14
5.15
5.16

Original 2013/14 Latest
budget (£)
Budget (£)
1,000,000
2,253,000
968,800
624,000
60,000
80,000
28,000
249,400
670,000
670,000
220,000
240,000
275,000
375,000
100,000
100,000
500,000
500,000
90,000
90,000
2,248,600
2,450,000
1,400,000
2,100,000
15,000
15,000
5,000,000
6,280,000
550,000
550,000
240,000
240,000
2,500
2,500
25,000
13,392,900
16,818,900
0
(880,000)
13,392,900
15,938,900

Actual to 31
March 2014
1,895,700
663,164
134,223
187,999
509,616
295,851
416,537
126,356
379,881
0
2,428,877
1,881,663
32,526
6,847,085
281,852
38,655
0

Latest budget
to actual
variance (£)
(357,300)
39,164
54,223
(61,401)
(160,384)
55,851
41,537
26,356
(120,119)
(90,000)
(21,123)
(218,337)
17,526
567,085
(268,148)
(201,345)
(2,500)

16,119,983
(1,120,000)
14,999,983

(698,917)
(240,000)
(938,917)

Table 3 - New Build programme

New Build
Hanover
Sheltered Housing
The Corriett
Berkeley
Hillside, Coaley
Littlecombe
Chapel Street, Cam
Southbank, Woodchester
Wharfdale Way
Purchase of Properties
Capitalised Salaries
Total New Build

Housing Committee
24 June 2014

Para
Refs

3

2013/14
Latest
Budget (£)
700,000
708,000
25,000
25,000
25,000
240,000
25,000
345,000
160,000
2,253,000

Latest
budget to
Actual to 31
actual
March 2014 variance (£)
696,620
(3,380)
423,948
(284,052)
59,861
34,861
30,514
5,514
45,339
20,339
240,000
0
2,083
2,083
29,600
4,600
13,920
13,920
353,816
8,816
(160,000)
1,895,701
(357,299)
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3.3 Total Capital expenditure is £16,120,000 or £15,000,000 funded by HRA
resources after including the funding £880,000 of grant secured to fund
installation of Air Source heat pumps and £240,000 of Section 106 monies
for use on housing development.
3.5 ‘Right to Buy’ capital receipts in 2013/14 were £(1,390,000) bringing the
cumulative total to £(2,643,000). Actual sales of Right to Buys continue to
exceed government estimates set out at the time of the beginning of self
financing. A total of 25 sales were made in 2013/14 compared to
Government self financing estimate of 7. Although there is a loss of rent
to the HRA from these sales, it is also worth noting the decision taken in
April 2012 to retain right to buy receipts locally means the capital receipt,
which currently averages approximately £56,000, provides a key resource
to help fund the new build programme. Further details on Right to Buy
receipts can be found in Table 4.
Table 4 - Summary of HRA balance 2013/14 including Right to Buy
2013/14
2013/14
Estimate
Actual
3,181,056 3,181,056
(1,589,800) (1,275,567)
1,591,256 1,905,489

HRA Balances
Opening Balance
Drawn from balances
HRA Balance
Right to Buy Receipts
Opening RTB receipts balance 1,253,084 1,253,084
In Year receipts
1,500,000 1,390,000
Drawn from balances
(2,753,000) (2,643,084
0
RTB Balance
84
Total HRA Balances
1,591,340 1,905,489

3.7 In 2013/14 the HRA balance has decreased to a gross figure of
£1,905,000. This is the balance prior to adjusting for (£313,300) of carry
forwards and slippage as set out in Table 5. If requests in Table 5 are
approved, the net balance on the HRA will decrease on the previous year
to a total of £1,592,000.
3.8 The slippage figures in Table 5 are a comparison to the estimated
slippage reported in the committee report of the 4th February
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Table 5 - Revenue carried forward and Capital slippage requests
Reported
February
2014

2013/14
Actual

15,000
75,000
0
90,000

15,000
75,000
8,600
98,600

Capital
New Build Sheltered Housing
Total Capital budget requested to slipped

214,500
214,500

284,000
284,000

Total Carry Forwards and Slippage

304,500

313,300

Service Area
Revenue
Allocations
Mobile Working
Bursary
Total Revenue budget requested to carry forward

3.9 Revenue carry forward requests are
●
●
●

£15,000 for the contribution to the IT system for allocations which was
reported to February’s committee
£8,600 for a tenant’s bursary
£75,000 to carry forward to 2014/15 £75,000 to fund a mobile working
system for which a business case has yet to be agreed

Capital slippage
●

£284,000 for new build sheltered housing, being £69,500 higher than the
estimated slippage reported in February
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3. Revenue variations over £10,000
4.1 Dwelling rents £331,000 decreased income
The decrease in rental income was identified early in the year and the
financial effect reported to committee in several previous budget
monitoring reports. The reasons for it were a combination of an increase
in the number of major voids, the effects of the bedroom tax, and a
number of sheltered housing properties remaining vacant whilst the
consideration is given on how to update them.
4.2 Non Dwelling rents (£29,000) increased income
This mainly comprises Garage rents. A change in policy to allow garages
to be used for storage, rather than specifically for vehicles only and has
led to an increase in lettings.
4.3 Contributions towards expenditure (£30,000) increased income
The right to buy scheme generates a credit of £1,300 per sale for admin
costs. The 25 sales in 2013/14 generated £32,500 which comprises the
major positive variance here.
4.4 Grant income (£240,000) income surplus
As reported to committee in, £240,000 of section 106 grant was received
in the year. It was used to offset expenditure on the new build and
development programmes.
4.5 Self Financing debt (£117,000) under spend
On top of the standard debt repayment in 2013/14 it was known some
further borrowing would be required during the year. As the borrowing
wasn’t required until late in the year and was achieved at a rate of 2.41%,
there is a saving made on the provision for it.
4.6 Provision for bad debts (£46,000) under spend
The provision was increased in 2013/14 in anticipation of the potential
effects of the ‘bedroom tax’ and welfare reform. Currently the actual bad
debts figure is still in line with previous years. However, as the full effect of
welfare reforms and particularly universal credit have yet to be fully
implemented there maybe some adverse effect on bad debts in the future.
4.7 Responsive repairs £287,000 over spend
The budget report of the 6th February forecasted a £100,000 over spend
and indicated that due to adverse weather conditions there could be a
further £100,000 over spend. The final position has established that cost
was even higher.
4.8 General void £358,000 over spend
As previously reported throughout the year, a number of factors including
the ‘bedroom tax’, a spike in the number of voids and the reduction in
council tax void exemptions were putting pressure upon the void budget.
The majority of the final variance is comprised of £265,000 over spend on
void works and £84,000 over spend on council tax payments.
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4.9 Planned repairs (£302,000) under spend
An under spend has been previously forecast and the final result is an
increase on that forecast. The main variations is (£189,000) on decorating
and rendering. This work has been put on hold as a result of the
recommendations arising from the CIH review into the sheltered housing
assets. The second main variance is (£84,000) and Gas and Oil heating
systems maintenance. The termination agreement with the previous gas
contractor was more favourable than expected with savings increasing
from the previously expected £50,000.
4.10 Borrowing £90,000 under receipt
It was originally anticipated £3,090,000 of the HRA headroom would be
required to be drawn down but the actual requirement was £3,000,000.
4.11 Right to Buy receipts £110,000 under receipt
Right to Buy sales numbers throughout the year exceeded expectations
with a total of 25 sales. The £110,000 variation represents around 2
completions expected to happen before the 31 st March occurring beyond
that date.
5.

As detailed in Table 2, ‘Capital outturn forecast’ projected outturn
variances often comprise several positive and negative variations. Only
those revenue variations in excess of £10,000 or of particular note are
detailed below:-

5.1 New Build & Development- (£357,000) under spend
The variation mainly comprises a £160,000 underspend on capitalised
salaries and £284,000 on Sheltered Housing. As per CIPFA guidance,
salaries are mainly considered a revenue cost and as such they are not
capitalised. Following the recommendations arising from the recent
Chartered instate of Housing (CIH) review of sheltered housing, the
authority is pausing to consider and incorporate the CIH’s work into the
long-term strategy for sheltered housing and its assets. Consequently this
results in a lower spend for the year.
5.2 Development – Leonard Stanley / Top of Town £39,000 under spend
A £92,000 under spend was forecast within February’s committee report.
This has reduced to £39,000 at the outturn.
5.3 Development – Minchinhampton £54,000 over spend
Increased costs are mainly attributable to costs for waste clearance and a
payment for to relocate a Multi Use Games Area (MUGA). The resultant
plot has a possibility of having 4 properties constructed upon it.
5.4 Asbestos / Radon (£61,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded
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5.5 Central Heating (£160,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded.
5.6 Disabled Adaptations £56,000 over spend
A £60,000 over spend was predicted in February’s report. The increase in
referrals for wet floor showers are the main drivers of the variance.
5.7 Doors and Windows £42,000 over spend
The over spend arises from taking the opportunity to increase the number
of window installations to assist in delivering the Decent Homes Standard.
5.8 Electrical works £26,000 over spend
£20,000 in bonus payments paid at the end of the financial year are
responsible for the majority of the over spend.
5.9 Estate works (£120,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded.
5.10 Damp works / Insulation (£90,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded.
5.11 Kitchens and Bathrooms (£21,000) under spend
This variation represents only 0.8% of the annual budget and is therefore
represents a relatively minor number of installations not completed when
compared to the amount of work undertaken in the year.
5.12 Major voids (£218,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded.
5.13 Professional fees £18,000 over spend.
This budget has been used to fund membership fees as well as specific
reports and advice and has over spent the £15,000 allocated to it.
5.14Renewable Heating £567,000 over spend
Renewable energy installations form a significant part of the authorities
capital programme and illustrates a strong commitment to tackling fuel
poverty. The over spend arises from £910,000 of work related to
connected capital schemes e.g. roofing, voids etc being coded to
renewables to expedite payment to suppliers. Due to time constraints this
has not been indentified in time to move to those schemes. For 2014/15
each capital scheme will be allocated its own unique cost centre which will
help ensure all payments are made directly to the project they relate to.
Expenditure is also indicated gross of the £880,000 of Government grant
to fit 400 Air Source Heat pumps by March 2013. Including these two
factors results in a £1.2m under spend on the project.
Of the p.v. cells purchased within 2013/14 for this programme, £1,500,000
remained unused as at the end of March 2014. This stock will be used on
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the ongoing renewable project and expectations are that it will be used
during the early part of 2014/15.
5.15 Roofing (£268,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded.
5.16 Scheme renovations (£201,000) under spend
See comment 5.14 regarding the cost centre under which renewable
energy spend has been recorded.
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

HOUSING COMMITTEE
24JUNE 2014

Report Title
Purpose of Report

Decision(s)

Consultation and
Feedback

Financial Implications
and Risk Assessment

8

TENANT
PHOTO
IDENTITY
CARDS
TO
COUNTER TENANCY FRAUD
To highlight the benefits of using photographic
identification of tenants to assist in the reduction of
tenancy fraud.
Housing Committee resolves to approve this
process as a way to limit the impact of Tenancy
Fraud on the Council.
• Tenant Services
• Service Development Group
• Stroud Council Housing Forum
• Benefit Manager at SDC
• Members of the Gloucestershire Tenancy Fraud
Forum
• Housemark
The initial registration of existing tenants would
appear to cost approximately £3,000 in equipment
costs, based on 5,000 tenants.
Following initial set-up, ongoing equipment costs
should reduce significantly although an ongoing
commitment officer time will be required to
administer the system and carry out the tenant
visits.
Ian Garrett – Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
Monthly monitoring by the Tenancy Enforcement
Officer and Tenancy Manager will monitor the
progress of this initiative.
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Legal Implications

Report Author

Performance
Management Follow
Up
Background Papers/
Appendices

1.

As noted in the report, as with retention of any
personal information, the Council must comply with
the Data Protection Act 1998. For example, the
photographs may only the used / held by the Council
in connection with the intended purpose; and
consideration will need to be given to, how long
photographs are held once a relevant person’s
tenancy ends.
Karen Trickey – Legal Services Manager and
Monitoring Officer
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Nick Jermyn – Tenancy Enforcement Officer
Tel: 01453 754530
Email: nicholas.jermyn@stroud.gov.uk
End of each financial year

APPENDIX A
Feedback case study to the Local Government
Association
APPENDIX B
The Prevention of Social Housing Fraud Act 2013
APPENDIX C
Service Development Group minutes

Background

1.1. Across the UK it is estimated that 98,000 housing association and
council homes are occupied fraudulently by subletting without consent,
obtaining housing by deception, wrongly claimed succession or key
selling. The estimated cost to the public purse is £845 million (Audit
Commission – Protecting the Public Purse – November 2013).
1.2. Stroud District Council has been a key contributor to the
Gloucestershire Tenancy Fraud Forum (GTFF) since its inception in
2012. The GTFF has led a countywide campaign to raise awareness of
tenancy fraud within the wider populace and consider legal action where
appropriate to recover properties that are being fraudulently occupied in
order to address genuine housing need. As a result of this work, Kevin
Topping, Tenancy Manager, and Chair of the GTFF were invited to sit
on the National Tenancy Fraud Executive Committee which delivers a
strategic approach to tackling tenancy fraud. The success of the GTFF
is evident from its report to the Local Government Agency (Appendix A LGA Report).
1.3. In October 2013, the Prevention of Social Housing Fraud Act 2013
came into force. In essence it allows local authorities to prosecute
tenants for all aspects of tenancy fraud. However the Act’s regulations
Housing Committee
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have yet to be agreed before any local authority can consider
prosecuting. (Appendix B – Copy of the Act).
1.4. Home visits/tenancy audits conducted by Southwark Borough Council
has led to them recovering over 360 properties in 2013/14. Key to their
visits is the ability to be able to recognise the legal tenant/s.
1.5. There are currently 3149 applicants registered on Gloucestershire
Homeseeker who have identified Stroud District as their first area of
preference to live and a reducing stock (primarily due to the Right To
Buy Process) of 5178 homes.
1.6. Since April 2013 twelve cases of tenancy fraud have been identified and
investigated within Stroud District. Two investigations have resulted in
properties being returned for letting via Gloucestershire Homeseeker.
Our demographic is clearly different to that of Southwark but the
principal of having a zero tolerance to fraud and addressing genuine
housing need is the same for Stroud District Council as any other social
housing provider
2.

Proposal

2.1. Building on the success of the GTFF, the Council must give serious
consideration to sustainable management tools to assist in the
prevention and detection of tenancy fraud.
2.2. As the Council is a landlord that is sensitive to the views and respectful
of the position of tenants we completed a consultation with the Tenancy
Management Service Development Group (SDG) initially on
13 February 2014 as to whether they would have any objection to
exploring the possibility of tenant identification cards. There was no
objection in principal to considering the proposal. This report was then
put before the SDG on 15 April 2014 (Appendix C – item 5, SDG
minutes).
2.3. A number of social landlords in the county (Cheltenham Borough
Homes and Gloucester City Homes) have been taking photographs of
all new tenants moving into their stock (which is of a similar size to the
Council’s) for a number of years.
2.4. Cheltenham Borough Homes has commented on the positive impact of
having access to photographic identification for tenants.
“Cheltenham Borough Homes takes photographs of all new tenants at
sign up, after the verification checks, and the photograph is stored on
file. Currently the photographs are used to verify the tenant’s identity if
information requests are made and when Tenancy and Property
inspections are completed to ensure the legal tenant is in occupation. If
no photograph is held on file, one is taken during the inspection and
stored on file. CBH is looking at investing in Personal Data Assistants
Housing Committee
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(PDAs) which would allow easier access to information held on file for
officers in the field, including photographic ID. Having access to
photographic ID not only has a positive impact on the prevention of
fraud but also allows other areas of the business (Repairs, Anti-social
Behaviour, etc) to verify that they are addressing the legal tenant.”
2.5. It is proposed that there will be two avenues to achieving ID cards for all
tenants:
• New tenants will be photographed at sign up, as they also have to
bring identification with them for verification purposes in order to
complete the process. The photograph (or photographs in the case of
joint tenancies) will be stored on their tenancy file. The ID card/s will
be hand delivered by the Housing Officer at the new tenant visit.
• Existing tenants will be visited by a member of Tenant Services over
a rolling annual programme of tenancy audits.
• If the tenant does not have an ID card, a photograph will be taken
after verification has been sought and the card hand delivered by the
Housing Officer in a follow up visit. If the tenant has lost their card the
Housing Officer will check the photograph currently held on file using
their hand held device and if up to date will arrange to hand deliver a
new card in a follow up visit.
• If the photograph no longer resembles the tenant the Officer will
complete a verification process and take another photograph. This
ensures that the photographs are a true image of tenants and
reviewed annually.
• Tenants can refuse to have their photograph taken but they will be
asked for their reason and the refusal and reason will be recorded on
their tenancy file.
2.6. Photographs will be mounted on standard sized cards but will be
designed to look distinct from staff cards through colouring, unique
watermarking and “TENANT CARD” in a prominent position. The card
will have additional useful contact information on the reverse. The
production of the cards will be in-house using a Magicard Enduro Duo
machine. The cost of the machine will be approximately £1100 (incl.
VAT). The cost of the cards will be approximately £12 (incl. VAT) for per
pack of 100. The cost of printer ribbon will be approximately £56 (incl.
VAT) and each ribbon will produce approximately 250 cards.
2.7.

The IT requirements/capacity for storing photographs will need to be
discussed with IT and/or Northgate (Integrated Housing Management
System).
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2.8.

Following the SDG meeting held on 15 April 2014 it was noted that a
recharge element would have to be considered for lost or damaged
cards (Appendix C – Item 5.10).

2.9.

The SDG also referred to concerns regarding security for storing the
images. The images would be stored on Northgate using the existing
security measures for all tenancy information (Appendix C – Item 5.12).

3.

Legal Implications

3.1. Photographs of tenants are considered to be 'personal data' and so the
collection, storing, processing and possible sharing of this data will be
subject to principles 1 – 7 of the Data Protection Act 1998.
4.

Summary

4.1. The principal aim of considering this tool in tackling tenancy fraud is to
ensure that the Council’s housing stock is being utilised by those most
in need as identified by the proper lettings process, Gloucestershire
Homeseeker.
4.2. The Council has a statutory duty and criminal recourse (as well as civil)
to investigate tenancy fraud and take reasonable and proportionate
action to prevent it from happening. The provision of ID cards is
reasonable and proportionate in the current economic and political
environment.
4.3. If approved the tenancy conditions would be amended to reflect this
new approach to managing tenancies.
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LGA Housing Tenancy Fraud Pilots - Project Progress Report
Lead Authority Name
Stroud District Council
Report Date
Rpt Version
31 March 2014
Final

Appendix A

Pilot Project Name
Gloucestershire Tenancy Fraud Forum
Author Name
Author Email
Kev Topping
kevin.topping@stroud.gov.uk

Summary of Progress
•

•
•
•
•
•
•
•

•
•
•
•

Training plan delivered to front line staff over 4 sessions by the CIH, however, the group
decided that the final 2 sessions would be delivered by another provider as the content
was not as robust as requested (6 sessions were booked in total but 2 were cancelled by
the GTFF)
Further training was identified and delivered successfully by Marlowe Associates
Media campaign via Heart FM commenced 15 July 2013 for 13 weeks
Micro site set up linking all landlords to their own web page www.tellustoday.co.uk – the
website has had 968 visits and 1106 page views since the campaign was launched. The
forum have agreed to continue funding this website for the coming year
Poster campaign on bus routes in the county – ran from 5 August 2013 for 8 weeks
Three local radio interviews conducted regarding GTFF on its purpose and raising the
profile of tenancy fraud
Presented to Southend fraud forum on our groups set up, issues and how we moved
forward – Kev Topping and John Bearcroft (CBH) delivered June 19 2013 – positive
feedback received from their chair
Target activity week identified to commence from 7 October 2013 – included the use of a
community bus (provided by SDC) to forum members to be targeted throughout the
county, posters, officers to be transferable with each other to ensure a consistent and
joined up message being sent (one site resulted in a set of keys being returned to
officers)
Presentation stand at the CIH south west regional conference
Introduction of quarterly newsletter
Sharing minutes and actions with other fraud forums
To date there have been 208 cases identified and investigated with 69 cases resulting in
the return of the property – 60 cases are currently subject to ongoing investigations either
by the landlord or Housing Benefits, of the 208 13 have resulted in tenants returning to
their property

Key Risks and Actions taken to avoid or mitigate
Risk Element

Members of the
groups not
being available
for meetings
and actions
Three members
organisations
are
restructuring
their services
Not hitting
Housing Committee
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Risk Status
Probability (Low/Medium/High)
Impact –
(Low/Medium/High)
Low

Mitigating Action

Current Status

Deputies identified for all
providers.

In operation

As above

Ongoing monitoring

Awareness training delivered
6

Completed – target

Low
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LGA Housing Tenancy Fraud Pilots - Project Progress Report
projected target
of 84 properties
identified by
March 2014

low

to front line staff –media
campaign in operation and
fraud awareness week to
begin from October 2013

Appendix A
smashed with 208
cases identified



Phase
No
Deliverable

Phase Title

Fraud awareness training
Media campaign
Fraud awareness week
Exhibition stand at CIH south
West Conference
Chair of group invited to sit on
National Tenancy Fraud
Executive Committee
New chair and vice chair
elections held March 2014 for
next 12 months
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Original
completion
date

Revised
completion
date

Notes / Status

By 15 July
2013
August
2013
14 October
2013
November
2013
November
2013

Completed

March
2014

Completed

Completed
Completed
Completed
Attendance ongoing
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Case study: Number one
Rooftop Housing Group.
Rooftop Housing Group (RHG) who are one of the founding members of the
Gloucestershire Tenancy Fraud Forum carried out a data matching exercise on its
housing stock. After an initial scoping exercise they identified 325 potential indicators of
tenancy fraud. Following a desktop review and in discussions with members of their
estate management team, they were able to identify 57 properties that warranted further
investigation.
One specific property identified as a potential high risk was a 3 bedroom family home.
The data matching exercise had shown that the tenant had bank accounts in joint
names at different addresses. Discrete initial enquiries with neighbours supported the
findings of the data matching exercise. It revealed that the tenant worked locally but
rarely stayed at the property, leaving her two elder children in residence.
Enforcement officers were able to identify the tenant’s vehicle at the address. An
investigation plan was drawn up to identify a pattern of behaviour to establish whether
or not she was in fact living at the address. What they discovered was that the tenant
would arrive in the area to drop her daughter at the local primary school. She would
then drive directly past the property and onto her place of work. A similar pattern of
behaviour was established in the afternoon where the tenant would again drive past the
house, pick up her daughter from the school and leave the area. Over a two week
period it was established that the tenant never stayed at the property during the week or
at weekends.
Using the National Fraud Network (NAFN), the registered keeper of the vehicle in
question was traced to a business address on an industrial estate in Stourport-onSevern. It was not in the tenant’s name. A search of the internet enabled officers to
identify the company’s website. This in turn allowed officers to establish who the owner
of that company was. Continued open source enquiries identified a residential address
in Stourport-on-Severn where the company was registered to.
Out of hours observations quickly proved that the vehicle the tenant was using was
parked at the Stourport address overnight and at weekends. Now that the pattern of
behaviour had been established, observations were carried out at key points along the
route from Stourport to the tenant’s actual address. Officers were able to witness the
tenant driving back and forth, taking her daughter to school each morning and returning
with her to Stourport each night. This confirmed that she was leaving her two elder
children in the rented property whilst living with her partner and younger daughter at a
private address in Stourport.
These observations continued for a number of weeks whilst further background checks
were carried out. This included reviewing Social media websites. Facebook in
particular proved useful as ‘posts’ open to the general public are always dated and
location stamped. It allowed family members to be pinpointed to specific locations.
On the strength of the evidence obtained, officers invited the tenant to an interview to
discuss her situation. The tenant initially claimed that she been staying at her partner’s
Housing Committee
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address in Stourport for a relatively short time. This was due to him having financial
problems with his business. There was a phased disclosure of evidence throughout the
interview. As the interview progressed it became clear to the tenant that a thorough
investigation had taken place and that the evidence presented to her was
insurmountable. As a result she eventually admitted to not using her social tenancy
house as her main and principle home.
At the time of the interview the Prevention of Social Housing Fraud Act 2013 had not
been enacted and the legal powers contained within it, were not available to RHG. The
decision therefore, was to either pursue a possession claim through the Courts or for
her to return to the property. It was agreed with the tenant that we would accept her
moving back to the family home as an acceptable outcome to our investigations.
In the spirit of the Act, the decision taken prevented a tenancy fraud from continuing.
Rooftop along with its partners from the Gloucestershire Tenancy Fraud Forum believe
that prevention and deterrence are a key part of dealing with Tenancy Fraud.
Post investigations have established that her partner’s business did eventually fail and
the property in Stourport was sold. The tenant continues to live in her correct home with
her partner and three children.

Housing Committee
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Case Study: number two
Gloucester City Homes (GCH) is a founder member of the Gloucestershire Tenancy
Fraud Forum, in October 2013 a Tenancy Fraud awareness week was conducted in the
County involving all members of the forum.
Part of this awareness week included a Key Amnesty, Tenants who were not using their
homes as their principle home or had been subletting would be able to hand in their
keys with no questions asked in order to surrender their tenancy. With the promotion
and advice being given to other tenants, the event had been driven to show that people
could make us aware of other people not using their properties in the correct way. This
was set up to raise awareness to all of those fraudulently managing tenancies or
subletting, the intention being to have any tenants in this position handing in their keys
as a means of giving the property back without being subject to formal investigation.
Each local group within the Forum had their own events and promoted the events
through a newsletter, flyers and through their tenant’s magazine. We also advertised on
our respective websites.
GCH’s utilised the Tenancy Fraud bus, hired from the NHS by Stroud District Council,
and this was sited in two locations in Gloucester city. In the bus were free pens,
balloons, Tenancy Fraud flyers and a quiz where the winner would receive £25.00
pounds of shopping vouchers. A Housing officer was also present in order to address
any reports or queries and take information from tenants and/or residents.
On the morning we had the bus located in the Matson area, we were handed a set of
keys from a local tenant who had seen our promotion about the amnesty and wanted to
return the keys to us as they were not using the flat in the correct manner.
They passed their keys to the local pharmacist and requested they provide them to us in
a bid to end the tenancy and give back the flat with no investigation taking place.
We were able to take back a 2 bed ground floor flat from a single girl not making use of
the property correctly and as a result been able to provide a family with a child with a
family home which addresses their needs.

Housing Committee
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Tenancy Management Service Development Group
Minutes of Meeting
Date of Meeting:

Tuesday, 15 April 2014

Venue of Meeting:

Committee Room, Council Offices, Ebley Mill, Stroud, GL5 4UB

Attendees
Sue Griffiths (Chair)
Sally Millett
David Dale
Joy Loveday
Pam Blanche
Alan Welsh
Bill Trent
Councillor Mattie Ross
Councillor Elizabeth Peters
Kevin Topping (Tenancy Manager)
Kevin Pring (Housing Manager)
Anna Chandler (Performance & Improvement Officer)
Nick Jermyn (Tenancy Enforcement Officer (for item 5)
Carlos Novoth (Public Space Manager) (for item 6)
Nicola Cook (Minutes)

Apologies
Rosie Gardner
Pat Eagle
Sandra Mutton
Janet Ryan

ACTION
1.0

Minutes of Last Meeting and Matters Arising

1.1

Item 2.1 of previous minutes. KT confirmed that Joel Darley is in the process of
drafting the Estate Inspection Sheets and these should be circulated in the next
couple of weeks.

1.2

The Minutes of the last meeting were agreed.

2.0

Rent Weeks Review

2.1

KT presented the group with a briefing paper explaining the reasons for the
proposal to collect rent over 52 weeks instead of 48 weeks.

2.2

He explained that Universal Credit is expected to come into effect in Stroud in
April 2015. Universal Credit, which will include housing benefit, is paid in one
lump sum into the customer’s bank account. It will be paid 1 month in arrears.

Housing Committee
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Currently Housing Benefit is paid directly to the Rent Account.
2.3

KT noted that in Pilot Schemes for Universal Credit, rent collection has reduced
to 85%. Our collection rate is currently 98.84%. This could potentially result in a
loss of rental income of between £3-6m.

2.4

As Universal Credit payments can be paid on any day of the month, we will be
moving to daily direct debits so that rent payments are taken out of tenants’
bank accounts as soon as possible after the Universal Credit is paid. This will
reduce the potential for some tenants to spend the money instead of paying their
rent.

2.5

We will be commencing an engagement process with tenants to educate them
on the impacts of Universal Credit.

2.6

A 52 week rent year is now used by most practitioners. It means that tenants
will have to pay every week. However, the weekly rent will go down as a result.

2.7

Discussion took place about whether tenants could carry on paying the 48 week
rent figure so that they build up enough credit to have their rent free weeks at
the end of the year. KT advised this was acceptable but acknowledged that it
would increase admin time for the Housing Officers. He noted that there could
potentially be an officer dedicated to dealing with this.

2.8

KT agreed to the suggestion of sending a questionnaire to tenants so that they
could opt in or out of paying the higher weekly rent in order to retain the rent free
period at Christmas. KT will ensure this is incorporated into the engagement
process with tenants.

2.9

A concern was raised about the impacts of the change on vulnerable people.
KT advised that people with learning difficulties seem to cope better as they
have more structure in place. Potential issues could arise with tenants with
specific issues such as drug or alcohol addiction. We will be engaging with the
relevant agencies and Tim Power is taking the lead via the financial inclusion
strategy which should help reduce the impact on vulnerable people. We are
also working with the Credit Union and banks to help people who haven’t got a
bank account.

2.10

KT will produce a more detailed report which will go to SCHF and then Housing
Committee.

3.0

Performance

3.1

AC updated the group on the Tenancy Management performance. The group
were provided with a document showing the latest statistics.

3.2

AC noted that the % of rent collected was actually 98.84% and not 97.5% as
stated on the document. She commented that this was a fantastic achievement
especially given the issues relating to bedroom tax and the difficult economic
climate.

3.3

AC advised that Joel Darley is working on HQN accreditation for income
management. An assessment is taking place next week. We have already
been re-accredited for our co-regulation work.

3.4

We have only had 6 evictions this year, which is lower than the target. We have
achieved a top quartile collection rate and a low eviction rate which shows what
great work we have done. All tenants evicted were single, not families.

3.5

MR asked KT to take this positive feedback back to staff.
Housing Committee
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3.6

Following a query requesting a breakdown of statistics for tenants with 7 weeks
rent arrears KT advised that he would provide these and commented that
nobody has been evicted due to bedroom tax.

3.7

A question was raised about the KPI ‘10/10 satisfaction with your supported
area team’. KT advised due to the review of supported housing we are not
monitoring satisfaction figures as the figures could be distorted because of
dissatisfaction due to the review.

3.8

AC noted that there were no stage 2 complaints.

3.9

As there was only 1 compliment recorded, AC asked KT if he would encourage
his team to send compliments received from tenants through to her so they
could be recorded.

KT

3.10

Questions were asked about the detail of the individual complaints listed. As
this information was not available, KT asked AC if more detail could be included
about the complaints the next time Performance was reported to the group.

AC

4.0

Service Standards

4.1

AC brought back the following Service Standards for the group to review and
agree:Tenancy Management
Rent and Other Income Collection
Anti Social Behaviour
Estate Management

4.2

AC explained that she wants to put the standards into a book format for use by
staff and tenants.

4.3

It was agreed that as the group had not had sight of the service standards prior
to the meeting, they would review these outside of the meeting and let AC know
by 30 April if they had any comments. It was agreed a response was only
needed if group members wanted anything changed. No response would be
taken as satisfaction with the standards.

4.4

AC will email the group to advise of her email address for comments to be sent
to and that she will ensure that members of the group not present are sent the
standards for review and comment.

4.5

It was requested that in future all documents would be provided to the group
prior to the meeting.

5.0

Photographs for Tenants on Rent Cards

5.1

NK presented a report on the use of tenant identity cards to counter tenancy
fraud.

5.2

He referred to the Prevention of Social Housing Fraud Act 2013 which allows
local authorities to prosecute tenants for all aspects of tenancy fraud.

5.3

We are looking at use of tenant identity cards to prevent fraud from occurring.

AC

5.4

Rather than relying on referrals he wants to take a more pro-active approach to
determine who is living in a property. He raised concerns as to how an officer
knows the person who answers the door is actually the tenant.
Housing Committee
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5.5

Photographs will help identify the tenant.

5.6

NJ referred to point 2.4 of the report which gives a quote from John Bearcroft of
Cheltenham Borough Homes which shows the positive impact of having access
to photographic identification for tenants. NJ would like to build in a process so
that we get a photograph of all of our tenants.

5.7

NJ noted that we cannot force people to have their photograph taken but pointed
out that the tenant identity cards are for the benefit of tenants, Tenant Services
and the Council.

5.8

NJ referred the group to point 2.6 of the report which stated what the card will
look like, the card provider and costs.

5.9

Photographs of tenants are considered to be personal data and therefore
subject to principles 1 – 7 of the Data Protection Act 1988. NJ advised that the
proposals do not contravene any of these principles.

5.10

Following discussion about re-charges for replacement cards for tenants that
lose their card, NJ advised that he will build into the report a replacement recharge process

5.11

It was confirmed that photographs will be taken by Council Officers and that
verification documents would be required so the officer could verify the identify
of the person.

5.12

It was noted that when this issue had been raised previously it had come up
against very strong opposition due to concerns about security. NJ reassured the
group that the photographs will be held on our Northgate database and not in
paper files. The database is subject to Stroud District council security systems
and audit trails. The group thought that this should be clearly communicated to
tenants.

6.0

Grounds Maintenance Contract Options Post 2016

6.1

CN provided an insight to the group on the contract options for grounds
maintenance and building cleaning services post 2016.

6.2

He referred to the recent review of Sheltered Housing, during which all
Sheltered Housing tenants were consulted about their needs. One of the things
that came up was that some tenants want to be more active and sociable and
have more input into the services provided at the Schemes.

6.3

Currently, external contractors carry out the work that needs to be done but
don’t have any interaction with tenants. Discussion took place about the benefits
of external contractors, ie they do the job quickly and cheaply and also the
pitfalls, ie no interaction with tenants and the concern that certain issues such
health and safety are not adhered to.

6.4

CN explained that a Task and Finish group comprising of cross party Members,
Chief Officers and lower management Officers were looking at the future options
for grounds maintenance across the whole of the District.

6.5

One of the options that is being considered is engaging with Reach. It is thought
that Reach can provide a lot of labour, quite cheaply and the benefits are that
the people carrying out the work can spend time with tenants and develop the
service in line with what meets tenants needs.

CN talked about the option of services being carried out by a DSO. With a DSO,
Housing Committee
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services will be provided by an in-house team. This gives more flexibility with
regard to service provision as we wouldn’t have to have long negotiations with
contractors about any changes or additions to the service.
6.7

Another option is to externalise the service to smaller, local companies.
Grounds maintenance and building cleaning are good services to give to
smaller firms.

6.8

CN commented that if you take out grounds maintenance and building cleaning
from any large contract, it makes the services left in the contract less attractive
to bigger organisations. These services could be given to local companies.
This may cost more, but would provide a more localised service.

6.9

The group could see the value of a smaller more independent organisation
carrying out the work as a smaller contractor would be more flexible and would
have more time for interaction with tenants. It was accepted that the possibility
of a higher cost for the service would be something that tenants should be
consulted on.

6.10

CN asked the group what service tenants would like to be carried out that is not
being done now. The group thought picking up grass cuttings, getting rid of
weeds and the contractors taking a pride in what they are doing were important.

6.11

CN advised of the cost of picking up grass cuttings at £60-£70,000 a year and
asked if that was a cost that tenants would want to bear. It was considered that
this is something that tenants would have to be consulted about.

6.12

Other options to dispose of grass cuttings were discussed such as having a
compost bin on site and convert some grass into allotments or meadows.

6.13

CN was asked to come back to a future meeting to give an update when further
information is known.

8.0

Chairs Rota and Pre-Meeting

8.1

Bill Trent agreed to chair the next meeting.

9.0

Agenda items for next meeting/forward plan

9.1

The following items were already on the forward for the next meeting:Recycling overview – Carlos Novoth
Empty Homes/Lettings – Chris Horwood
Repairs overview – TBC
The group requested that Parks and Play Areas be added to the agenda for the
next meeting. They would like an update on the facilities we have got and their
usability. KP said he would be happy to talk to the group about this.

11.0

Date and Time of Next Meeting

11.1

The next meeting will be held at 2.00 pm on Thursday 19 June 2014 in the
Committee Room, Council Offices, Ebley Mill.
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STROUD DISTRICT COUNCIL

AGENDA

HOUSING COMMITTEE

ITEM NO

24 June 2014

9

Report Title

HOMES AND COMMUNITIES AGENCY (HCA) GRANT

Purpose of Report

To present to the Committee an update on the bid made by
Stroud District Council (SDC) to the HCA for grant towards
its development programme and the associated conditions.
The Committee resolves:

Decision (s)

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:








Consultation and
Feedback

Financial Implications

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

b) 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).
Consultation has taken place with:
Stroud Council Project Team and Board
Asset Services Development Group – 21 May 2014
Stroud Council Housing Forum – 18 June 2014
The HCA grant would provide additional funding to the HRA
new build programme which may provide the potential to
expand the new build programme.
Charging affordable rents which are higher than social rents
will increase the return on the property and consequently
decrease the time required to repay the investment in its
construction.
Ian Garrett, Principal HRA Accountant
Tel: 01453 754346
Email: ian.garrett@stroud.gov.uk
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Risks

The key risks to delivering the New Build Development
Programme and claiming HCA grant are :
Payment of the grant is dependent on delivery of the
programme to agreed timescales. If there is a delay to the
programme or individual schemes there is the possibility the
grant may be withheld on a specific development.
The increase in construction activity is leading to substantial
increases in build costs and a shortage of skilled personnel
and supplies which could have adverse effects on the
viability of the programme
HCA funding adds an element of external accountability
which carries resource implications.

Legal Implications

Report Author

Options

Performance
Management Follow Up

Background Papers/
Appendices

SDC will be required to enter into a Framework Delivery
Agreement with the HCA to secure funding. This is a HCA
standard agreement however it will need to be assessed.
The Legal Services Manager has advised upon the report
recommendations which accord with that advice.
As
indicated in the report, the Council will need to ensure that
the terms of the grant (if the application is successful) are
met if full to avoid the Council having to repay the same
which would have significant financial implications.
Karen Trickey, Solicitor
Tel: 01453 754387
Email: karen.trickey@stroud.gov.uk
Peter Stoate, Head of Housing Contracts
Tel: 01453 754196
Email: peter.stoate@stroud.gov.uk
 To continue the new build programme as is with no
external funding.
 To charge Affordable Rents on new build properties (with
the exceptions for those tenants coming back to a
development) to enable SDC to secure substantial HCA
Grant to develop the programme further.
An update on the progress of the New Build programme is
taken to the Project team and Project Board on a monthly
basis and to every Housing Committee for monitoring and
approval.
N/A

1.

Introduction

1.1

The Council has an objective to build 150 new Council homes within the
next 5 years. A budget of £15 Million was approved by Council in January
2013.

1.2

By charging Affordable Rents on the specific sites, as listed above (with the
safety net for returning tenants) SDC can claim nearly £3M in grant from the
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HCA. This will provide SDC with a capital receipt which will enable it to
increase the new homes building programme i.e. it will allow SDC to build
more new Council Homes.
1.3

SDC has set up a Council Project Team and separate Project Board to
ensure the delivery of the programme. The Project Board and Project Team
meet monthly to monitor the progress of the regeneration programme and
record any recommendations, comments and feedback.

1.4

The Project Board consist of Senior Managers and also Members. The
membership of the Project Board in the last civic year was:
Carl Brazier, Strategic Head of Tenant Services
Peter Stoate, Head of Housing Contracts, Tenant Services
Alison Fisk/Andy Nash, Head of Asset Management, Asset Management
Leonie Lockwood, Interim Business Development Manager
Sandra Cowley, Strategic Head of Finance & Business Services
Barry Wyatt, Strategic Head (Development Services) – Planning and
Environmental Health
Karen Trickey, Legal Services Manager and Monitoring Officer
Councillor Mattie Ross
Councillor Debbie Young
Councillor Philip Booth

2.

New Build Programme

2.1

The agreed new build budget can be seen as follows:
Site

SDC New
Units

Hanover
Sheltered Conversion
The Corriett, Cam
Fishers Rd, Berkeley
Hillside, Coaley
Southbank,
Wharfdale Way
Chapel St, Cam

18
23
6
4
4
5
6
11

Littlecombe
Woolaways New
Costs Capitalised
1st Division Sites
Other
Total

18
52
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Budget
Total (net)
£000s
700
898
450
438
450
675
640
1,150
1,643
2,900
800
10,744
4,539
15,283
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3.

HCA Affordable Homes Programme 2015 - 18

3.1

The HCA 2015-18 Affordable Homes Programme aims to increase the
supply of new affordable homes in England by contributing to the delivery of
165,000 new homes by March 2018. In that time the HCA will invest £1.7bn
in affordable housing.

3.2

The majority of the programme will be made available as Affordable Rent
and affordable home ownership where that meets local needs. These
tenures will include both general needs housing, and other types of housing
(for example, supported housing).

3.3

The HCA programme seeks to:
 Increase the supply of new affordable housing – for Affordable Rent and
affordable home ownership (shared ownership).
 Maximise the number of new affordable homes delivered with the
available grant funding, supplemented by bidders’ own contributions;
 Build homes that address the demographic challenges facing social
housing, including the need for more one and two bedroom homes that
match the needs of smaller households;
 Maximise delivery within the programme period and deliver new
affordable homes by March 2018; and

3.4

The 2015-18 Affordable Homes Programme continues the approach
introduced in the current 2011-15 Affordable Homes Programme, and
assumes that the main new supply product that will be delivered will be new
Affordable Rent homes, and, where appropriate, affordable home ownership
(shared ownership) homes. The income generated and contribution to the
costs of supply is expected to be maximised, including charging rent at up to
80% of market rents.

3.5

Local authorities are being strongly encouraged to consider the contribution
that they can make to support providers bringing forward housing supply
and meeting local needs through the use of their own land holdings, as well
as through their negotiation of Section 106 agreements to deliver affordable
housing.

4

Stroud District Council

4.1

SDC has made an application for £2,785k worth of grant. It must be
stressed, however, that this application was made on the clear
understanding the application was subject to Housing Committee approval.
If approval is not confirmed SDC can withdraw its application. This position
has been agreed with the HCA.

4.2

On this basis a bid was therefore made before the deadline of 30 April.
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4.3

A summary of the application for the specific schemes can be seen below:

Site

SDC
Units

Social
Rent

Affordable
Rent

Total

Grant
£000s

8

Shared
Ownership
Units
10

Leonard Stanley

51

33

51

1,052

Top of Town (phase
1 & 2)
The Corriett, Cam

51

14

4

33

51

1,094

6

-

-

6

6

132

Fishers Rd, Berkeley

4

-

-

4

4

88

Hillside, Coaley

4

-

-

4

4

88

Southbank,

5

1

-

4

5

110

Chapel St, Cam

11

-

3

8

11

221

Total

132

23

17

92

132

2,785

4.4

It should be noted that any further funding applications on future schemes or
proposals with regard to Affordable Rents will come back to Housing
Committee for approval

4.5

As part of the bid SDC were required to make commitments about
procurement, construction methodologies and the use of the programme to
leverage in apprenticeships and other training opportunities. These
commitments include





50% of the programme as timber frame construction.
80% of the programme procured via the HCA approved Westworks
Framework
6 apprentice positions across the programme
6 employment opportunities created

The apprenticeship and training opportunities will be a contractual
commitment for the successful contractor. The use of local labour
associated training would be appropriate regardless of funding.
4.6

The principle condition for the HCA is that SDC to introduce Affordable
Rents on the homes funded by the HCA. There is no requirement to
introduce fixed terms tenancies and this has not been considered.

4.7

Affordable rent is defined as 80% of the market rent (including service
charge) for a particular property using a recognised assessment
methodology. Affordable rents are also generally capped by the Local
Housing Allowance in a particular district so are eligible for housing benefit.

4.8

The HCA programme is built on the basis that the provision of grant and the
ability to charge higher rents generates additional borrowing capacity. This
in turn is utilised to develop more affordable homes than would otherwise be
achieved. The implications for SDC are still being considered through the
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HRA business plan. It is anticipated that at the very least the grant (of
£2,785K) can be utilised to develop more affordable homes, thus taking the
new build budget to £18,068k (subject to success of grant application) which
would then increase the number of new build being delivered. It is expected
by the HCA that the grant is applied in this way if funding is secured.
4.9

Registered Providers (RPs) are also expected to convert a proportion of
their existing stock to Affordable Rent and equally actively consider the
disposal of underperforming assets to generate further capacity. This has
not been considered within SDC currently as the homes are being
developed on existing land, which is considered an alternative contribution.
There may be a requirement to consider disposals or conversions for any
future programme.

4.10 For new build homes within Stroud DC the average rental levels per week
can be seen below:
Size of home

1 bed

2 bed

3 bed

4 bed

Average Social Rent £78.58

£89.92

£98.60

£107.94

Market rent
Affordable rent
( lowest of 80% of
market rent or LHA
cap)
Local housing
allowance

£115.00

£140.00

£180.00

£196.00

£91.15

£121.15

£144.00

£165.48

£91.15

£121.15

£145.67

£165.58

As can be seen the proposed rents are either at or below the LHA cap. This
means that those people on full housing benefit should not be
disadvantaged by SDC charging Affordable Rents. For other residents the
rents are clearly higher however they fall in line with those charged by other
Registered Providers in Stroud.
4.11

There has been an increase in new build activity within the UK since 2013,
in part driven by government incentives. This is affecting the delivery of and
cost of materials e.g. Gypsum up by 5%, bricks not being available for
40 weeks and also a scarcity of skilled contractors. This has led to
increased prices within the market place which may affect the viability of the
new build and regeneration programme.

4.12

It is recommended that SDC adopts the policy of charging affordable rent
i.e. up to 80% of market rent, in order to claim HCA Grant where possible
and where applicable but NOT to the detriment of potential applicants on
Housing Benefit and not to the detriment of those tenants returning to
redevelopment or regeneration sites.
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5.

Conclusion

5.1

SDC has bid for up to £2,785k of grant from the HCA on the above
schemes. Any further schemes will be brought to Housing Committee for
approval.

5.2

The HCA funding does however come with certain conditions and
expectations. SDC will be expected to deliver on its commitments to the
HCA in terms of programme time scales, local labour and construction
methodologies or face losing the confidence of the HCA in delivering
affordable housing.

5.3

Additional resources will be required for some of the administration
associated with a programme, in particular the HCA’s computer systems. It
may also be advantageous to join a development consortium however this
can be considered if SDC secures funding.

5.4

The HCA also require a regular compliance audit to ensure correct
administration. This will also bring a level of internal compliance however it
does require resourcing.

5.5

Stroud will also, as described, need to charge affordable rents on 92 of its
new homes.

5.6

In return for these commitments, which are in any case offset by the
additional grant and rent income, SDC can secure substantial additional
funding towards stretching the development programme to provide much
needed new affordable homes.

5.7

The recommendation is that the Housing Committee approves:
a) 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) 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).

Housing Committee
24 June 2014

Agenda Item 9

7

STROUD DISTRICT COUNCIL

AGENDA

HOUSING COMMITTEE

ITEM NO

10

24 June 2014
Report Title
Purpose of Report

Decision (s)

STROUD DISTRICT COUNCIL (SDC) WOOLAWAYS
REGENERATION PROGRAMME
To provide an update on the regeneration scheme at
Minchinhampton and to seek approval to the introduction of a
number of shared ownership properties.
The Committee Resolves:
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.

Consultation and
Feedback

Financial Implications

4. To approve the allocation of 3% of the open market value
of the shared ownership properties for marketing, sales
and legal fees.
Consultation has taken place with:
I.
Stroud Council Project Team
II.
Minchinhampton Parish Council - 6 May 2014
III. Asset Services Development Group - 21 May 2014
IV. Stroud Council Housing Forum – 18 June 2014
The proposal for shared ownership could potentially provide a
return on the investment in the project much quicker than
originally envisaged. This would involve a capital receipt back
to the HRA for the sold interest and an ongoing rental receipt
for the retained interest. As there are costs involved in
marketing the sale of the properties, understanding the local
market for this type of tenure and the affordability of that
market is key to the success of the proposal.
Ian Garrett, Principal HRA Accountant
Tel: 01453 754346
Email: ian.garrett@stroud.gov.uk
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Risks

Legal Implications

Report Author

Options
Performance
Management Follow Up

Background Papers/
Appendices
1.






Delays in selling the shared ownership properties
House prices fall from the predicted values
Difficulty in purchasers obtaining mortgages
Properties are not affordable

These risks can be mitigated through bringing the properties
back to rented.
The proposed recommendations are not inconsistent with
relevant legal requirements and in this regard there are no
relevant legal implications arising from the report.
Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Leonie Lockwood, Interim Business Development Manager
Tel: 01453 754153
Email: leonie.lockwood@stroud.gov.uk
For the developer, Lovell, to continue to provide 35 properties
for rent under the Building Agreement dated 30 August 2013.
An update on the progress of the Woolaways Regeneration
programme is taken to the Project team and Project Board on
a monthly basis and to Housing Committee for monitoring and
approval.
Executive Meeting 19 July 2012 – Agenda item 11 –
Woolaways Redevelopment, Minchinhampton

Introduction

1.1 The Council has an objective to deliver at least 150 new Council homes within the
next 5 years. A budget of £15 million was approved by Council in January 2013.
1.2 SDC has set up a Council Project Team and separate Project Board to ensure the
delivery of the programme. The Project Board and Project Team meet monthly to
monitor the progress of the new build programme and record any recommendations,
comments and feedback
1.3 The Project Board consist of Senior Managers and also Members. The membership
of the Project Board in the last civic year was:
Carl Brazier, Strategic Head of Tenant Services
Peter Stoate, Head of Housing Contracts, Tenant Services
Alison Fisk/Andy Nash, Head of Asset Management, Asset Management
Leonie Lockwood, Interim Business Development Manager
Sandra Cowley, Strategic Head of Finance & Business Services
Barry Wyatt, Strategic Head (Development Services) – Planning and Environmental
Health
Karen Trickey, Legal Services Manager and Monitoring Officer
Councillor Mattie Ross
Councillor Debbie Young
Councillor Philip Booth
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1.4

A budget of £1,670k was agreed at Executive on 19 July 2012 (Agenda item 11)
for the regeneration of the site in Minchinhampton to provide 35 new homes.

1.5

A Development Agreement was entered into on the 21 February 2013 between
the Council and Lovell and a Building Agreement for the 35 units was signed on
30 August 2013. There is a long stop date within the agreement of the
2 September 2016 for the completion of all of the units. However, the current
programme shows all of the Council units being completed by July 2015.

1.6

The introduction of Shared Ownership units will create a more sustainable
development (introducing a different type of tenure) at Minchinhampton whilst also
providing local residents the opportunity of remaining within the community which
they would not have had prior to this.

2.

Budget

2.1

The structure of the agreement with Lovell is that they build the 35 units for the
Council for a nominal figure of £10.00 through a Building Agreement that sets the
standards and specification for the properties. In addition the Council provide
Lovell with a license to enter on to the remaining land to develop 31 homes for
sale, the freehold of the land for these properties being transferred when
purchasers are identified.

2.2

A price has been agreed with Lovell to reflect the difference in the land value and
the build cost for the affordable units. This is calculated as a price per unit and is
paid by Lovell to the Council when each of the market sale properties is sold. This
figure is £11,840 per unit and therefore equates to a total receipt of £367,040. This
is calculated on the basis of a specification which includes Code for Sustainable
Homes Level 4, PV cells on roofs where possible and also adaptable roofs (to be
utilised as an extra bedroom should the need arise). As the sale units are phased
this income will be spread over the next couple of financial years and will be
dependent upon the speed of sales.

2.3

In addition, there is an overage clause within the contract to provide a share of any
increase in sales values from when the supplemental agreement was signed in
August 2013. This increase is offset by any increase in the build cost prior to
distribution. Whilst there has been an increase in house prices since August 2013
there has also been an increase in build costs and the sales period will continue
over the next 18 months or so. Therefore the total amount of any receipt that the
Council will receive from any increase in values will not be known until the last
sale unit has been sold. Should there be a fall in house prices in this period then
the Council is not liable under the agreement for any payment.

2.4

The overage payment is not due to be paid until the earlier of the sale of the third
to last sale dwelling or the long stop date within the agreement, which is
September 2016.

2.5

The spend to date is £1,690k. There will be additional spend in 2014/15 and
2015/2016 for Employers Agent fees, decant costs for those people returning and
legal fees for the transfer of the freehold for the sales plots. The forecast spend is
£1,740k. There will be a receipt of £367k from Lovell as detailed above to provide
a net figure of £1,373k. A figure has not been factored into the budget at this stage
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for any overage since there may be no movement from the base valuations and
hence no overage due.
2.6

The forecast spend for the project net of the £367k receipt for land value / build
costs difference therefore remains within the approved budget of £1,670k.

3.

Introduction of shared ownership

3.1

There is the potential to change some of the units from social rent to shared
ownership. The introduction of these units would provide a more sustainable,
balanced mix of property tenures across the scheme and provide those locally,
who cannot afford to purchase a market sale property, to ‘get a foot on the housing
ladder’. Furthermore, the receipt from the sold interest in the property provides an
immediate return on the investment made by the council in the project. This receipt
can then be reinvested to continue and potentially provide more scope for the
programme.

3.2

The number and mix of units will depend upon the final number of residents
returning to the scheme and their particular needs so that it is clear about the
numbers of each type of property that will be available for new lets. The housing
need figures show that the smaller properties are in higher demand.

3.3

Out of a total of 35 properties (with previous tenants):

3.4



6 tenants have stated they want to return (4 require 2 bed, 2 require 3 bed)



18 tenants will not/do not want to come back



11 have yet to decide (8 require 2 bed and 3 require 3 bed)

The bedroom need figures as at April 2014 compared with the units on the
development at Minchinhampton are as follows:

No of Beds

1

2

3

4

5

6

Total

No’s registered

57

20

7

3

2

0

89

Build Programme

6

21

8

0

0

0

35

Number definite to return

0

4

2

0

0

0

6

Number Yet to decide

0

8

3

0

0

0

11

Balance of props avail

6

9

3

0

0

0

18

3.5

A valuation has been received from an independent valuer which has placed an
open market value for the 2 beds at £200k and the 3 beds at £240k. The proposal
is to convert up to 10 properties to shared ownership via a minimum of 25% and
maximum initial 50% share. At current values these will therefore cost any
prospective applicant £50-£100K for the 2 bed properties and £60-£120K for the
3 bed properties, plus the associated rent, service charge and insurance.
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3.6

The above prices would be subject to an updated valuation at the time of sale and
would also be subject to marketing and sales advice to ensure the optimum price
was achieved. It is proposed to allocate 3% of the open market value of the
properties in respect of sales, marketing and legal fees. Although the final
numbers and mix of shared ownership properties has yet to be decided, assuming
there are 10 2 bed properties at £200k, this would result in a budget of £60k.

3.7

It is proposed to charge a 2.5% equity rent on the non-purchased portion which
would cost residents between £208 - £312 per month for the 2 beds and £250£375 per month for the 3 beds depending upon the percentage share purchased
and the final sales figures.

3.8

Survey results for household income in Stroud District contained within the
Gloucestershire Strategic Housing Market Assessment (SHMA) of 2014 estimate
the median household income level to be £27,560 per annum.
The table below shows the entry level prices for the area for March 2013:

Stroud valley

3.9

1 bedroom
£88,200

2 bedroom
£129,200

3 bedroom
£175,700

4 bedroom
£251,600

Looking at the difference between average earnings and house prices, it’s easy to
see why many people struggle to purchase a property in the district. The average
household, taking into account median income, savings and mortgage borrowing
ability, could afford a property costing around £120,000 – less than the price of an
entry-level two bedroom house in the area.

3.10 For the 2 bed properties, if the equity purchased was 40% and the rent 2.5% of the
unsold equity, the target household income would be £34k p.a. Applicants would
need in the region of £9.5k savings. This income would raise a mortgage of £136k
on a standard house purchase making it very difficult to purchase family
accommodation in Minchinhampton. The savings of just £9.5k would restrict the
purchasing power to a house valued at just £95k which may enable purchase of a
small 1 bed apartment but would not enable purchase of family accommodation.
3.11 For the 3 bed properties based on a value of £240k and assuming a 40% equity
sale and 2.5% rent the target household income for a shared ownership property
in Minchinhampton would be £40.5k p.a. Applicants would need in the region of
£11k savings. This income would be able to raise a mortgage of £162k on a
standard house purchase making it very difficult to purchase family
accommodation in Minchinhampton. Savings of just £11k would restrict the
purchasing power to a house valued at just £11k which may enable purchase of a
small 2 bed apartment in Minchinhampton but would not enable purchase of family
accommodation.
3.12 Low percentage shares could be sold to target people on lower incomes than
those stated above, with the minimum being 25% shares.
3.13 Households with this level of income could not otherwise purchase in a high value
area such as Minchinhampton or possibly even in surrounding areas so the
Housing Committee
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proposal is justifiable and will assist people in housing need. The HCA apply an
income cap of £60k p.a. so the proposal also falls within this criteria.
4.

Risks
RISK

5.

PROBABILTY

IMPACT

Sales values fall

Medium

High - Increased
payback time on
scheme

Delayed sales

Medium

Difficulty in
obtaining
mortgages

Medium

High - Increased
interest, loss of
rent
High

The properties
are not affordable
to the local
market

Medium

High

CONTROL

RICS Valuation of homes
prior to entering into
contract with contingency
within financial appraisal for
falls in values.
Appointment of specialist
sales and marketing agents
Standard shared ownership
lease used that is familiar to
lenders.
Affordability assessment
done prior to converting the
units to shared ownership

Recommendation

5.1. 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.
5.2. 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.
5.3. To approve a rent of 2.5% of the unsold equity.
5.4. To approve the allocation of 3% of the open market value of the shared ownership
properties for marketing, sales and legal fees.
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Agenda Item 14
STROUD DISTRICT COUNCIL
HOUSING COMMITTEE
24 June 2014

REPRESENTATION ON OUTSIDE BODIES 2014-15

Organisation

Background

Care and Repair
(Stroud)

Care & Repair (Stroud) Ltd offer a
range of schemes to assist people
with housing related problems in
the area covered by Stroud District
Council. For example, if required,
assistance can be provided with the
upkeep of gardens, small home
repairs or the installation of
something like a handrail to help
with mobility.

Home Start Stroud
and Dursley

Home Start supports parents who
are struggling to cope and need
support, e.g. post-natal illness,
disability, bereavement, the illness
of a parent or child, or social
isolation.
This
is parents
supporting other parents to help
build a family's confidence and
ability to cope. Families are
supported all over the Stroud
District area.
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No. of
vacancies
available

Representative(s)
for 2013/14

1

Councillor
Stephen Moore

1

Councillor Liz
Ashton

Agenda Item 14

