TAUNTION

@EANE&%&%{ Tenant Services ManageBr(r)]:rndt

You are requested to attend a meeting of the Tenant Services
Management Board to be held in The John Meikle Room, The
Deane House, Belvedere Road, Taunton on 29 October 2012 at
18:00.

Agenda
1 Apologies.

2 Minutes of the meeting of the Tenant Services Management Board held on 17
September 2012 (attached).

3 Public Question Time.

4 Declaration of Interests
To receive declarations of personal or prejudicial interests, in accordance with
the Code of Conduct.

5 Review of Housing Revenue Account Business Plan 2012 - 2042. Report of the
Health and Housing Manager (attached).
Reporting Officer: James Barrah

6 Verbal Update on Halcon North Project. Report of the Tenant Empowerment
Manager.
Reporting Officer: Martin Price

7 Report on Tenants' Welcome Pack. Report of the Housing Letting Manager
(attached).
Reporting Officer: Paul Hadley

8 Verbal Report on Lyngford Crescent Local Lettings Plan. Report of the Housing
Lettings Manager.
Reporting Officer: Paul Hadley

9 Verbal Update on Setting dates of Tenant Services Management Board Meetings
in 2013.
Reporting Officer: Martin Price

10 AOB



Tonya Meers
Legal and Democratic Services Manager

20 November 2012



Members of the public are welcome to attend the meeting and listen to the discussions.

There is time set aside at the beginning of most meetings to allow the public to ask
guestions.

Speaking under “Public Question Time” is limited to 4 minutes per person in an overall
period of 15 minutes. The Committee Administrator will keep a close watch on the time
and the Chairman will be responsible for ensuring the time permitted does not overrun.
The speaker will be allowed to address the Committee once only and will not be allowed
to participate further in any debate.

If a member of the public wishes to address the Committee on any matter appearing on
the agenda, the Chairman will normally permit this to occur when that item is reached and
before the Councillors or Tenant Services Management Board Members begin to debate
the item.

This is more usual at meetings of the Council’s Planning Committee and details of the
“rules” which apply at these meetings can be found in the leaflet “Having Your Say on
Planning Applications”. A copy can be obtained free of charge from the Planning
Reception Desk at The Deane House or by contacting the telephone number or e-mail
address below.

If an item on the agenda is contentious, with a large number of people attending the
meeting, a representative should be nominated to present the views of a group.

These arrangements do not apply to exempt (confidential) items on the agenda where
any members of the press or public present will be asked to leave the Committee Room.

Full Council, Executive, Committees and Task and Finish Review agendas, reports and
minutes are available on our website: www.tauntondeane.gov.uk

B Lift access to the John Meikle Room and the other Committee Rooms on the first
floor of The Deane House, is available from the main ground floor entrance. Toilet
facilities, with wheelchair access, are also available off the landing directly outside the
Committee Rooms.

An induction loop operates to enhance sound for anyone wearing a hearing aid or
using a transmitter.

For further information about the meeting, please contact the Corporate Support
Unit on 01823 356414 or email r.bryant@tauntondeane.qov.uk

If you would like an agenda, a report or the minutes of a meeting translated into another
language or into Braille, large print, audio tape or CD, please telephone us on 01823
356356 or e-mail us at: enquiries@tauntondeane.gov.uk



http://www.tauntondeane.gov.uk/
mailto:r.bryant@tauntondeane.gov.uk
mailto:enquiries@tauntondeane.gov.uk

Tenant Services Management Board Members:-

Mr D Etherington (Chairman)
Mr M Edwards (Vice-Chairman)
Councillor R Bowrah, BEM

Councillor S Brooks

Mrs J Bunn

Mrs E Drage

Mr D Galpin

Mr | Gould

Mrs J Hegarty

Mr K Hellier

Mr R Middleton

Mrs T Urquhart



AGENDA ITEM NO. 2

Minutes of the meeting of the Tenant Services Management Board held on
Monday 24™ September 2012 at 6pm in the Meeting Room, Kilkenny Court,
Taunton.

Present:

Officers:

Others:

Mr Dustyn Etherington (Chairman), Mrs Jessie Bunn, Mrs Enid Drage, Mr Mark
Edwards, Mr Dennis Galpin, Mr lan Gould, Mrs Judith Hegarty, Mr Robert
Middleton, and Councillor Robert Bowrah.

Tim Burton (Growth and Development Manager), James Barrah (Health and
Housing Manager), Steve Boland (Housing Services Lead), Phil Webb
(Property Services Manager), Martin Price (Tenant Empowerment Manager),
Rosie Reed (Tenant Services Development Officer) and Emma Hill (Corporate
Support Officer).

Lisa Wychwood and Graham Vickery from Halcon North Tenants & Residents
Association

Sarah Harwood on behalf of her parents.

John Beaman

Mrs B Edwards

Councillor Mrs F Smith

(The meeting commenced at 6.00pm)

1. Apologies

Mrs Tammy Urquhart, Councillor Steve Brooks and Mr Kevin Hellier

2. Minutes

The minutes of the meeting held on the 20 August 2012 were taken as read and signed.

3. Public Question Time

Representatives of the Halcon North Tenants and Residents Association as well as
local residents and tenants have expressed a desire to ask questions to express their
opinions. Chairman suggested that this be done after Board Members have had their
opportunity to question officers having given their report.

4. Declaration of Interest

The following members declared a personal interest as a council house tenants:

Mr Dustyn Etherington
Mr Mark Edwards

Mrs Jessie Bunn

Mrs Enid Drage

Mr Dennis Galpin

Mr lan Gould

Mrs Judith Hegarty

Mr Robert Middleton
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Councillor Bowrah declared a personal interest as he has family members who are
council tenants.

Update Report on Halcon North Regeneration Project.

Considering the report previously circulated, concerning an update on the further work
undertaken since the Executive resolved to progress the project to the next stage in
October 2011. Board Members are requested to comment and provide a steer to the
Community Scrutiny Committee as to whether the Council should still proceed to the
next stage involving developing a more detailed business case leading to the
procurement of a developer; or alternatively whether in light of this further information
that alternative options should now be considered.

Halcon North comprises 7.25 hectarces of housing land and approximately 220
dwellings. This part of Halcon features in the top 5% of most deprived wards in the
country. The project comprises redevelopment of the area which covers Creechbarrow
Road, Valley Road, Beadon Road and Moorland Road.

The Development appraisal indicated a maximum of fifty dwellings being returned to the
HRA, whilst the consultation identifies 75 respondents would like to move back to the
area as a Council tenant should redevelopment occur.

The Board was updated last year, when the Outline Business Case and the Project
Brief was presented and considered. The Executive subsequently resolved to accept
that the wider benefits of regeneration outweighed any concerns around mix and
tenure and to proceed to the next stage and procurement of a developer.

The Board showed support for the Halcon Regeneration Project but not of the return of
50 houses coming back to HRA. Despite this objection to such a small return of houses
the Board resolved to support the major regeneration of Halcon.

In the interim, the Council has been gathering information about the condition of the
Council’'s Housing stock as well as re-engaging with the communities in the Halcon
area.

After this update report is presented here, the board and residents’ comments and
opinions would be taken to first Community Scrutiny Committee then the Executive
Committee.

There are still four options open to the Council. They are as follows:

1. Accept that the wider benefits of regeneration outweigh any concerns around
mix and tenure and proceed to the next stage and procurement of a developer.

2. Remove the requirement to return any properties to the Housing Revenue
Account which would improve viability and, therefore, increase the overall
proportion of affordable housing within the scheme.

3. Move away from current proposals and explore options for a smaller scale
redevelopment.

4. No longer consider full regeneration and look at retrofit options funded through
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the HRA to address the overcrowding issues.

Consultation with residents was carried out during late August by the Estates and
Community Development Teams accompanied by members of the Tenant services
Management Board and Tenants’ Forum. Eighty two per cent of households completed
the questionnaire, the full results of which are attached as an appendix. Fifty Two per
cent of respondees supported the preferred option i.e. full scale regeneration, although
analysis of responses to questions two and six indicate that a number of the issues in
this neighbourhood and improvements necessary to address such problems could be
achieved without demolishing all the properties e.g. removing problem families, dealing
with rubbish, removal of planters, reduced speeding etc.

Answers to questions four and seven around size and occupancy of properties indicate
that whilst the majority of properties are two bed roomed most are occupied by three or
less people. This would seem to imply that overcrowding is not widespread and that
extension of some existing properties could be a more proportionate response to this
issue. Responses around general state of repair identify a wide range of issues not
related to the structural condition of the properties.

The Halcon Multi-agency Group’s (MAG) views were recently sought. Organisations
represented at the meeting included the local church, Friends of Hamilton Gault Park,
the Police, NHS, Halcon Primary School, the Link Centre and Knightstone Housing
Association.

The group considered that there are housing issues in the area, but that a solely
housing regeneration would be an opportunity missed to improve the area, other
solutions apart from housing are needed.

There was general support to a phased approach to regeneration, which could act as a
catalyst for further change. Development should be linked to an overall master plan
which identifies opportunities for change across the entire estate (e.g. around school,
church etc.) and not just in these four streets.

A full scale and unphased redevelopment would cause issues around the school roll
and upon neighbour and family support networks.

The number of houses should not be maximised at the expense of the health and
wellbeing of residents. Whilst stock is not necessarily the biggest issue in the area,
issues arising from siblings sharing bedrooms should be addressed.

During the discussion of this item, board members made the following comments and
asked questions. Responses shown in italics:

e Member suggested a phased regeneration of the Halcon area i.e. street by
street. Also residents who said no to returning after the regeneration may
change their mind once they have seen the area afterwards.

e Member asked what percentage of houses would be disabled friendly.

Officer said there would be a chance that residents may change their mind after
the regeneration. The exact percentage is not known as yet. But officers would
return to the Board to discuss the precise details at later date.

e Member suggested Officers speak to and ask residents with disabilities to
advise them on the dos and don'ts for the houses.
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Members were happy with the report but were unsure what option to support for
the Regeneration project. How many low cost houses would be available in the
scheme.

Officer stated that there would be 200 affordable houses available under the
new scheme. The total number of houses would be 350 to 400 houses. This
would be split between the housing market and affordable.

But not social rented.

Member showed concerns over losing 192 houses. The Regeneration project
was supposed to improve the lives of the residents and tenants of Halcon
North. Council could start by removing the brick planters.

Member was surprised by the number of residents and tenants who didn’'t want
to return the estate after the regeneration.

Member showed concerns that Council couldn’t guarantee communities would
stay together after the regeneration.

Member suggested that the Council should be more sensitive at where it moves
and relocates tenants and residents. In relation mainly to problem families.
Member asked what the financial implications if they were to increase to 65
houses from 50.

Officer stated it would have to be funded by HRA but there is no exact cost. It
would depend on the size of the houses.

Member asked if money from business plan could go into providing additional
houses.

Officer stated that this was not currently planned but something that the Council
could look at.

Officer mentioned additional expenditure wouldn't just include the build cost but
the ongoing maintenance of the additional houses.

Member asked how many houses would be energy efficient of the 50 planned
homes.

Officer stated that new homes would naturally be more energy efficient than the
original houses as new builds generally are. The Council would have to look
into this more and consider the increase in building cost for more energy
efficient houses.

After Board Members discussed this item, Members of public made the following
comments and asked questions.

A resident stated that only 1 or 2 houses in the area create problems for all the
streets.

Request for the removal of the brick planter was echoed. It was stated that
residents felt they were a hazard.

It was commented that the majority of the extra houses being built in the
Regeneration Project would not be socially rented houses or Council owned
and this would break up the links of familiarity and support that communities
have built up.

Concern was shown if the number of houses in the areas were to reduce this
would impact the school including teachers and general staff. Impact could
mean people in the area lose their jobs at the school.

Resident asked if new community facilities could be part of the Regeneration
including new school and health centre as well as just extending current houses
rather rebuilding.
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e Resident commented that current market value of the houses for some
residents wouldn’t allow them to purchase a similar size house elsewhere in
Taunton. Value of most three or four bed houses £130,000.

¢ Resident commented also the many residents have been refused mortgages or
not eligible due to age/value of property.

Chairman enquired of Board Members and members of the public present if there were
comments, suggestions or ideas for solutions:

e Resident suggested a phased regeneration of the area, moving block by block
through the estate. Moving residents into the empty houses as a temporary
measure.

¢ Resident commented that not returning to the estate and limiting the number of
times they have to move would reduce the amount of upheaval to their families.

e Resident commented that some of the houses suffer with overcrowding or
under occupancy.

e Members showed support for suggestion of phased regeneration.

e Member asked why the Council couldn't undertake a small scale, block by
block regeneration.

e Member showed concerns over financial impacts of taking money from the
business plan.

e Member commented that the housing surplus could be used for other tenants
and houses.

e Members commented that it needs to stack up financially whichever option
Council goes with.

e Member supported the suggestion of looking at household sizes, making sure
the families and people were in the correct size house.

e Member said that when promises are made they need to kept and better estate
management is needed.

e It was commented that only one option was given last time.

e Member commented that a long term phase of regeneration would be more
costly.

Officer stated that it would be more costly. This is based on no loss of stock.

e Member commented that they were not happy with any loss of housing stock.
Officer mentioned another factor; money from the sales could be injected back
into the scheme. The Council would be on their own but there is the possibility
of Grant Funding.

e Member commented that it would be cheaper to improve the existing housing
stock in some cases. This would prevent the breakup of communities.

e Observations of a resident who accompanied an estate officer; communities
appeared to well knitted and only a small percentage spoil it for the rest. The
planters are health and safety issue. The scheme is going to break knitted
communities and also tidying up the roads would help.

e Member commented that increasing the size of the existing properties through
extension and in return re-assessing the rent to be paid for the property.

e Member asked how varied the length of time some tenants had been in their
properties is.

e Member asked how many general houses up for sale and how long had some
people been on the waiting list as some houses had remained empty for years.
The two projects are linked i.e. Priority Area Strategy and Regeneration Project.

Tenant Services Management Board,29 Oct 2012, Iltem no. 2, Pg 5



e Member asked residents how they would feel over the noise and disruption of
small scale regeneration project.

¢ Resident commented that some residents and tenants would be affected by the
work but small scale regeneration is preferred to large scale and all the
upheaval.

e Members commented that they were happy with a form of option two and no
loss of housing stock. Maybe a combination of options three and four.
Officers stated that the Council has had quotes for the removal of six of the
planters. Advice from the Deane DLO tree section is to be taken in regards to
the trees themselves throughout the area.

e Member asked if the Council could allocate money for planting trees in the
area.
Officers would come back with results from a survey to the planters and trees.
Officer wanted to thank the board and residents for their assistance with the
surveys.

¢ Resident thanked Tenant Empowerment Manager for the way the survey was
organised.

Resolved that the:
1. That the officer’s report be noted.
2. That Board shows NO support for option one of the Regeneration Project.

3. That the Board shows support and recommends to the Community Scrutiny
Committee and the Executive that a combination of options three and four with
no loss of housing stock be considered for the Regeneration Project rather than
the initial choice of option one.

Verbal Report on HRA Business Plan 2012 - 2042.

The Health and Housing Manager gave a verbal update on Taunton Deane’'s HRA
Business Plan. The officer gave a brief update as a full report would be presented to the
Board Members next month.

The Housing Revenue Account Business Plan 2012-2042 had gone live in April this
year. The Business Plan is a working document and changes/amendments to this would
be continually made.

The officer informed the Board of the following issues and topics relating to the
Business Plan:

e Spending on non-dwelling properties e.g. garages

e The wider allocation on spend for extensions

e The budget for disabled facilities has a proposed increase on five percent year
on year.

The Officer highlighted areas of funding as part of the Business Plan; the sustainable

energy fund, this to include work on properties as well as education for residents and
approval for a temporary project manager post. The Social Housing Development Fund;
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details of which to include how the money from this will be spent and development of a
policy.

The officer informed the Board of the creation of a post to support residents and tenants
through the Welfare Reform and the changes to the Welfare system.

The officers said that models around the impact of the HRA Business Plan impact would
be included in a future report for the Board to comment on.

During the discussion of this item, board members made the following comments and
asked questions. Responses shown in italics:

e Board Member asked does the change in the timescale of maintenance to
properties from eight to five years include painting.
Officers confirmed this change includes all outside maintenance.

e Board Members asked if Officers could keep a closer eye on their painters and
some suggested they would rather do it themselves.
Officers reassured Board Members that they are aware of the regular issues
with the painting contractors. Officers are reviewing and looking into long term
contractors.

Resolved that the Tenant Services Management Board note the officer’s report.

Update Report on Fire Safety Policy.

Considering the report previously circulated, concerning an update report on the new
Fire Safety Policy. Housing Services has carried out a review of its existing fire safety
procedures. This review has lead to the formulation of a new draft fire safety policy to
ensure the safety of tenants and leaseholders, staff contractors and visitors.

TDBC recognises its responsibility as a landlord to ensure the safety of its tenants and
leaseholders, staff, contractors and visitors as well as creating a safe environment and
minimising risk.

The new draft fire safety policy has been produced in response to the Local
Government Group Fire Safety Report published in 2011 and also as a result of recent
research undertaken by TDBC, the findings of which formulated a programme of
inspections to address health and safety within council properties. The new draft policy
applies to all blocks of flats owned and or managed by TDBC irrespective of tenure.

The view of the legal team is agreed that the Regulatory Reform (Fire Safety) Order
2005 applies and requires a responsible person to complete a Fire Risk Assessment of
Common Areas of the building and record and act on the findings to ensure that general
fire precautions are provided.

The Regulatory Reform (Fire Safety) Order 2005 places a duty on TDBC as a landlord
to take general fire precautions to ensure, as far a reasonably practicable, the safety of
the people on the premises and in the immediate vicinity.

This policy supports the HRA business plan 2012-2042 strategic housing objectives,
which reflect the council corporate priorities.
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In order to deliver the policy it is crucial that we would continue to work in partnership
with key agencies including the Devon & Somerset Fire & Rescue Service and
Somerset West Private Sector Housing Partnership.

The Tenant’'s Forum expressed their support for this policy with a few adjustments,
which have been included.

During the discussion of this item, board members made the following comments and
asked questions. Responses shown in italics:

e Board Member asked if Risk Assessments had been done for the communal
areas.
Officer stated that the Risk Assessments for communal areas were some of the
first to be completed.

e Board has if Officer's could define a fire hazard. Someone had told them that
plug in air fresheners were a hazard.
Officers stated a rolling program of work assessments being completed on
priority basis.

e Board Member asked if someone runs and organises an event in a communal
areas, does that person have to give out safety notices.

e Board Member asked if we have such a thing as Fire Safety Packs.

e Board Member commented Braille Notices were missing from some of
communal areas.

Resolved that the: -
1. The Officers report be noted; and

2. The Tenant Services Management Board supports the recommendation for
approval of the policy to portfolio holder.

Update Report on Mobility Scooter Policy.

Considering the report previously circulated, concerning an update detailing a new
Mobility Scooter Policy relating to Taunton Deane Borough Council compliance with
Regulatory Reform (Fire Safety) Order 2005. This policy was produced alongside the
new Fire Safety Policy.

The Council recognises its responsibility as a landlord to ensure the safety of its tenants
and leaseholders, staff, contractors and visitors. The new draft mobility scooter policy
has been produced to support the fire safety policy. The new draft policy applies to all
blocks of flats owned and or managed by the Council, irrespective of tenure.

This policy supports the HRA business plan 2012-2042 strategic housing objectives,
which reflect the council corporate priorities.

The Regulatory Reform (Fire Safety) Order 2005 places a duty on the Council as a
landlord to take general fire precautions to ensure, as far a reasonably practicable, the
safety of the people on the premises and in the immediate vicinity. Mobility scooters in
communal hallways have been identified as a risk.
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In order to deliver the policy it is crucial that we will continue to work in partnership with
key agencies including the Devon & Somerset Fire & Rescue Service and Somerset
West Private Sector Housing Partnership.

Comments from the Tenants’ Forum on 12" September 2012 expressed their support
for this policy with a few adjustments, which have been included.

During the discussion of this item, board members made the following comments and
asked questions. Responses shown in italics:

e Board Member commented that they were a Mobility Scooter user and despite
being heavily insured as required, owners would be liable and open to theft if
vehicles were stores outside.

Officers stated that the Council has a duty to ensure hallways and fire exits are
kept clear at all times.

e Board Member asked if outside charging points and the installation of secure
anchor points for scooters could be looked at.

Officers stated that the council were looking into a variety of storage solutions.

e Board Member suggested that tenants should pay for this facility, a cost per
week.

e Board Member mentioned that there is example of outside storage for scooters
at Victoria Gate.

e Board Member suggested pairing empty properties more carefully with correct
users.

e Board Member suggested establishing medical need for Mobility Scooter before
making specific arrangement for tenants or residents.

Resolved that the:-
1. The officer’s report on the New Mobility Scooter Policy be noted; and

2. The Board supports the recommendation for approval of the policy to portfolio
holder.

AOB

No further business was raised at this meeting.

(The meeting ended at 8.16pm)
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AGENDA ITEM NO. 5

Taunton Deane Borough Council
Tenant Services Management Board — 29th October 2012

Review of HRA Business Plan 2012-2042

Report of the Health & Housing Manager - James Barrah
(This matter is the responsibility of Executive Councillor Jean Adkins)

1. Executive Summary

Following the HRA Self Financing settlement a new 30 year HRA
Business Plan 2012-2042 was agreed from the 1% April. At this time a
formal review process was agreed and as such a project group has been
convened to lead on a review of the HRA Business Plan, in light of a
number of changes and issues that have arisen since April.

The purpose of this report is to consider and agree the aspects of the HRA
Business Plan 2012-42 under review, and refresh the financial aspects of
the plan to ensure they remain current.

2. Background

2.1 It was agreed by the Council that the HRA Business Plan would be subject
to a formal annual review involving member scrutiny and agreement as
part of the budget setting timetable each year. In the first few months of
the financial year it has become apparent that there are a number of
issues that require amendment or inclusion in the business plan, as the
context in which Housing Services operates continues to change rapidly.
As a result of this a review of the business plan has now been undertaken
to address a number of issues that are outlined in this report.

2.2 In addition it was felt that the process of early discussion of issues in the
year was beneficial in that it gave adequate time and opportunity to
discuss and debate issues fully prior to the detailed budget setting
timetable. Consequently the changes agreed as part of this report can
flow into the budget setting process for 2013-14 where appropriate.

3. Asset Management

3.1  Uplift of Disabled Facilities Grant and Aids & Adaptations Budget
The HRA budgets £500K capital per year to provide disabled aids and
adaptations for tenants in our stock, this work is undertaken by the
Somerset West Private Sector Housing Partnership (SWPSHP) on behalf
of the housing service. In the original business plan we projected this
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3.2

figure to remain constant, however we were aware that the need is likely
to increase in future years as the population ages. Consequently a needs
analysis has been commissioned for the HRA from the SWPSHP. This
work is underway and will be reported in due course. For business
planning purposes it is thought prudent to increase this provision by 5%
per year for the next 10 years and then for it to remain fixed for the
remainder of the plan. This issue can be re-visited pending the outcome
of the needs analysis work.

Recommendation 1 - To uplift Disabled Facilities Grant and Aids and
Adaptations budget by 5 % for the next ten years pending the
outcome of the needs analysis.

Stock Investment Figures and Data Cleanse —

During the creation of the original business plan, a validation exercise was
undertaken by Sawvills in relation to the quality of the Council’s stock
condition data. Consequently concerns were raised about the accuracy of
the data and reliance on it for business planning purposes. At this time a
commitment was made to address this issue during 2012 and the outcome
from this work would be fed into the review process.

Since April work has been underway to cleanse the stock data of certain
inaccuracies and undertake stock condition surveys. A full report on this
activity is contained in Appendix 1. The impact of this work is a slight
reduction in the Future Major Works requirement for our stock over 30
years of approximately £4M, due to some re-profiling of the needs based
on better stock information. However, there remains a significant backlog
of work created in part by tenant refusals for improvement works
previously and other works not completed as part of the Decent Homes
programme. Consequently as in the original plan the capital works
requirement has been smoothed, however this smoothing now only covers
the period up to year seven in the plan and not the first ten years as
previously.

The revised capital investment figures are contained in the charts below.
As a consequence of the inclusion of the additional items identified in this
report, the overall capital expenditure over the 30 year period has risen to
£191M from £187M.

Note: Some of the amounts have changed from the last Business Plan
because the new amounts are at 12/13 rates rather than 11/12 and so
include an inflationary uplift.
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Yrs 1-5 | Yrs 6-10 | Yrs 11-15| Yrs 16-20 | Yrs 21-25 | Yrs 26-30 | Total
Major Works (incl Backlog) | £26.3m | £17.5m £18.6m £23.7m £19.3m £20.8m | £126.2m
Improvements £3.6m £3.2m £1.9m £1.9m £1.9m £2.0m | £14.5m
Related Assets £0.6m £0.6m £0.6m £0.6m £0.6m £0.6m £3.6m
Contingent Repairs £0.4m £0.1m £0.2m £0.3m £0.2m £0.2m £1.4m
Exceptional Extensive £1.3m £1.3m £2.2m £6.5m £5.4m £1.6m | £18.3m
Extension of Properties £0.6m £0.8m £0.8m £0.8m £0.8m £0.8m £4.6m
Disabled Adaptations £2.8m £3.5m £3.9m £3.9m £3.9m £39m | £21.9m
IT Improvements £0.5m £0.0m £0.0m £0.0m £0.0m £0.0m £0.5m
Total £36.1m | £27.0m £28.2m £37.7m £32.1m £29.9m | £191.0m
Smoothed Annual Capital Programme
at 2012/13 prices
O Updated smoothed programme B Current smoothed programme
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The current lifecycle replacement of kitchens is 20 years. Some social

landlords are currently investigating the possibility of reducing this
frequency to 15 years on the basis that this element is more liable to wear
and tear and is the element which has the greatest impact when renewed.
We have modelled the impact of this potential change on the business
plan which would cost an additional £20 M over 30 years. The conclusion
is that currently this change would put an unacceptable strain on cash flow
at the current time, but that this is an issue that we will keep under review
in subsequent business plan reviews and as it may become affordable in
future years or if a phased approach to reduce to 15 years would be
appropriate.
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3.3

3.4

Extension of Properties

Many years ago the housing service allocated a budget to undertake
extensions to existing TDBC dwellings to help meet the housing needs of
our larger families. Such practice ceased due to insufficient funding being
available.

Currently (Aug 2012) our Housing Register tells us we have:

e 236 Silver Band Taunton Deane Registered applicants who are one
bedroom deficient; and

¢ 15 Gold Band Taunton Deane Registered applicants who are two
bedroom deficient.

Current TDBC Tenants within the figures above:

e 53 Housing Register Silver Band Taunton Deane Borough Council
tenants who are one bedroom deficient; and

e 4 Housing Registered Gold Band Taunton Deane Borough Council
tenants who are two bedroom deficient.

Note: Overcrowding data at August 2012 Homefinder Somerset Statistics.

With 3,818 (at 30/6/12) Housing Registered applicants in Taunton Deane
and 18,813 (at 30/6/12) Housing Register applicants Somerset wide the
demand for social housing is high.

It has been suggested that it would be appropriate to re-introduce a
budget that will provide TDBC Housing Services with an additional means
of helping to alleviate the housing need of those who are living in
overcrowded conditions. It is therefore suggested to create a new
improvements budget of £160K per year which would be used to fund
approximately 4 two storey extensions per year. Operationally decisions
regarding where extensions will be undertaken will be made on the basis
of need, property type and return on investment.

In creating properties with a greater number of bedrooms the rent would
have to be re-set to the appropriate level which would produce a small
additional income to the HRA. In the original Business Plan £210K was
allocated between years 1-10 for known extensions required to 6
properties where bathrooms required re location upstairs, this allocation
will be incorporated into modelling of the additional budget for extensions.

Recommendation 2 - To create a new improvements budget of £160K
per year which would be used to fund approximately 4 two storey
extensions per year.

Related Assets

In the original business plan an additional budget allocation of £3.6 million
over 30 years and £600k in years 1-5, for related assets was made. This

is non dwelling assets such as garages and sewage treatment works. We
are currently surveying all our garages to enable decisions to be made on

4
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3.5

3.6

future use and a programme of repair will inevitably arise from this.
Subsequently we will undertake a survey of our sewage treatment works.

Environmental Improvements

In the business plan we allocated funding for environmental improvements
on estates — £4.5 million over 30 years or £150k per annum. Previous
consultation with residents has identified additional car parking on estates
as a particular priority, but largely resources have not been available
previously to progress this. Other potential areas for expenditure are
waste storage facilities, mobility scooter stores, and fencing. An initial list
of projects is emerging and will be progressed in the new financial year.

Sustainable Energy Fund.
Within the business plan new strategic priorities that were established
included:

“Climate Change- this means taking action to reduce carbon emissions
across our housing stock through our investment planning, service
delivery, partnership and community action to address climate change and
reduce fuel poverty.”

Consequently, a Sustainable Energy Fund of £6.6 million over 30 years
was established to provide affordable warmth and improve the energy
efficiency of homes. In order to utilise this fund and progress these aims, a
project is emerging which builds on similar projects throughout the
country. The project has two key elements, combined to form an overall
package.

1. Retrofit works to properties

Properties will be selected on the basis of current energy performance.
Alternatively they may be selected at the time they become void. A
bespoke package of works for each property will be deployed. These
works will focus on air tightness, insulation and the modest application of
technologies.

2. Tenant Lifestyle Awareness

For the full benefit of the structural works to be realised, it is essential that
tenants have greater awareness of how to live more efficiently in their
adapted home. Equipment and modifications will have an impact in
isolation, but with certain lifestyle changes observed by tenants, the full
financial and energy efficiencies can be accrued. Consequently, tenants
will be supported with a package of training and support to assist them in
living more energy efficiently.

Full project planning, commissioning and evaluation will be required over a

significant period to ensure the significant investment delivers the
objectives of the project. Key local partners are already in discussion
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about the project, and so recruitment of a project manager to undertake
the next level of detailed planning is required.

Social Housing Development Fund (SHDF)

Following establishing the fund (£2.3 million in first 4 years) in the new
business plan work has progressed to identify sites throughout the
Borough that may be suitable for development. A development agreement
has been signed with a partner housing association and we have engaged
architects to progress some sites to the next stage, as our “Phase 1 sites”.
These sites are in a mixture of urban and rural locations. We are
assessing one of these sites to build our Passivhaus aspirations and the
remainder traditional construction at Code for Sustainable Homes -Level
4.

Current projections for these “Phase 1” sites indicate that approximately
26 new units are feasible, at an approximate cost of £3.43 million. The
current Business Plan includes SHDF investment of £2.3m. If the Phase 1
sites are to be delivered in the next 4 years, an additional £1.13m will
need to be added to the Capital Programme. It is possible to make the
SHDF go much further if part of the funding is allocated to service
additional debt rather than pay for new build in full “up front”.

For example, the Council could borrow £2m to part fund this investment,
with an annual cost in the region of £120k (principal and interest) over 25
years. This annual cost could be funded by a combination of the
additional rental income from the new properties plus a top slice from the
SHDF. The current borrowing headroom for the HRA is £16m, and we
continue to potentially benefit from exceptionally low interest rates.

Recommendation 3: To explore extending the reach of the current
Social Housing Development Fund by utilising some of the
borrowing headroom towards funding for housing development.

Alongside these early wins in terms of site development, we also need to
create a development policy to frame the way in which this fund will be
used and to identify some of the relevant variables concerning house
building. This policy will in time be used to describe our preferred
approach. An interim development policy is attached at Appendix section
2. Itis accepted that we will learn over time once we have experience of
undertaking some development so this document will continue to evolve.
However some decisions are required now concerning our preferred
approach to allow us to scope the viability of each development and bring
sites forward for a decision to progress. These issues have been
highlighted in the attached document.

Recommendation 4 — To approve the interim development policy at
Appendix section 2.
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3.9

4.1

Exceptional Extensive.

In the Business Plan we have allocated £18.3 million over 30 years for
works such as asbestos removal, subsidence and mostly in later years
works to our non traditional properties. Shortly we will be commissioning
further survey work, which we routinely undertake every 5 years, that will
assist us in planning for the future of non traditional stock in the years to
come.

Planned Maintenance

Following the “No” vote to stock transfer in 2006, a significant cut was
made in HRA expenditure in order to fund the work that was known to be
required to achieve Decent Homes. One of the changes that was made at
this time was to reduce the frequency of planned maintenance (external
repair and decoration) from a cycle of 5 years to 8 years. It has been
suggested that we can now afford to potentially reverse this position and
re-establish a 5-yearly programme. Although in theory the cost of a more
frequent programme will increase, we also have to consider that the total
maintenance requirement will reduce as we continue with window, door
and uPVC facias and soffits that do not require painting. We will therefore
seek to improve our planned maintenance cycle based on current
affordability levels.

Welfare Reform

An emerging Housing Services Welfare Reform Strategy sets out actions
over the next 12 to 24 months for effectively managing the changes
contained in the Government’s Welfare Reform programme.

The purpose of the strategy is to mitigate the impact of the Welfare
Reforms on Taunton Deane Borough Council Housing Services and its
tenants. The strategy will provide a clear focus for our interventions and
initiatives, all of which will be aimed at maximising our tenants’ income in
order to help enable them to deal with the cuts in welfare benefits that
many will face.

The strategy will focus on the achievement of the following objectives;

o To improve the information that we hold about our tenants to enable
us to provide them with appropriate advice and support;

o To ensure tenants are claiming all of the benefits they are entitled to;

o To improve the money management skills of tenants;

o To help tenants resolve any debt problems they may have;

o To enhance tenant access to the internet;

> To enhance tenant access to bank accounts which allow payment of
bills by direct debit;

o To help improve tenant access to low cost credit and opportunities for
saving;

o To help in achieving affordable warmth for tenants;
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o To assist tenants in moving to more affordable accommodation which
better meets their household needs; and

o Invest in community development to improve opportunities for
employment and skills for tenants.

However a potential impact of welfare reform on the business plan is that
the level of financial hardship will increase in the community and therefore
we may experience greater challenges in collecting rent with debt levels
likely to increase. Of particular significance are proposals for Universal
Credit to be paid direct to claimants rather than to social landlords as
currently.

There are two issues to consider. Firstly that the Council’s cash flow may
slow down, which creates an additional risk for the General Fund in that
there is potentially less money to invest, and for the HRA in that it benefits
less from the return on Council wide investments. However at the current
time with interest rates as they are the impact is thought to be minimal.

Secondly the amount of irrecoverable debt may increase leading to a

higher level of write offs. Consequently it is proposed to increase the bad
debt allowance in the HRA business plan from 0.5% to 2% for a period of
three years, while the impact of welfare reform progresses. This situation
will be kept under close review and further adjustments may be required.

Recommendation 5 — To increase allowance for bad debt in the HRA
to 2% for a period of three years from 1 April 2013.

Right to Buy review and policy on use of additional receipts.

Below is an extract from the recent report to members on Right to Buy
changes:-
“On 2 April 2012 Ministers raised the cap on Right to Buy discounts
to £75,000, and confirmed that receipts from the additional sales
this would generate would be used to fund replacement stock on a
one-for-one basis. At the same time Ministers confirmed that their
favoured option of delivering these new homes would be through
local authorities retaining receipts to spend in their areas.
In order for your authority to keep these additional receipts it will be
necessary for it to enter into an agreement with the Secretary of
State for Communities and Local Government.

In short the Secretary of State agrees to:

I. Allow your authority to retain additional Right to Buy receipts
to fund the provision of replacement stock; and

. Allow your authority three years (from commencement of the
agreement) to invest those receipts before asking for the money to

be returned.
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It is worth emphasising that the agreement does not require a local
authority to complete the building of any home within three years.
All that is required is that the local authority should have incurred
expenditure sufficient that Right to Buy receipts form no more than
30% of it.

In return your authority agrees

I That Right to Buy receipts will not make up more than 30%
of total spend on replacement stock, and

il. To return any unused receipts to the Secretary of State with
interest.”

Subsequently TDBC resolved to sign the agreement with Government.
Under the agreement the Council will continue to receive the income it
was expecting from RtB receipts and this income will continue to support
the Council’s General Fund Capital Programme. However only the
additional receipts the council will receive from this change in policy are
the subject of the agreement.

A summary of the RtB position as at mid October is contained in the table
below. For comparison purposes the number of applications received and
completed RtB’s in the last 4 financial years are included:-

Year Number of new Number of sales
applications
received
2008/09 36 6
2009/10 22 7
2010/11 27 8
2011/12 31 11
2012/ to date (i.e. 64 7
October 2012)

On this basis modelling has been undertaken for the additional receipts
produced from the completion of a total of 18 properties in this financial
year. This shows potential additional receipts in year 1 (2012-13) of
approximately £600K. To meet the conditions of the Agreement and keep
the additional income, the £600K would need to be matched with £1,400K
of other resources such that total expenditure on affordable housing would
reach £2M between April 2012 and March 2015. This is well within our
current budgeted expenditure on new affordable housing between the GF
and HRA. The table below is a refresh of our position in terms of
monitoring the Right to Buy agreement described above to ensure we
continue to be able to retain all of the additional RtB receipts.
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6.1

2012/13 - 2014/15

Number of sales needed

3 Year Per year
period (average)

Level at which Retained Receipts start accumulating

(ie after payments to government and Taunton Deane 21 7
in lieu of previous pooling arrangements)

Level at which some Retained Receipts would need

be returned to the Secretary of State

(based on current target budgets and with an 69 23

assumption that all grants to RSLs are matched with

70% of their own funding

Note: This is based on an average receipt of £70.4k (based on sales to
date in 2012/13)

Recommendation 6 - It is proposed that the additional RtB receipts
are ring-fenced and allocated to a separate budget code.
Subsequently proposals will be brought to members to make
decisions on how they are allocated i.e. either to traditional housing
enabling projects or to development within the HRA, on the basis of
the ongoing project need and spending the receipts within the
restrictions of the above mentioned Agreement.

Staffing
Development Team staffing

In order to deliver the projects identified above additional resource will be
required to lead on the HRA’s development activities. An incremental
approach is suggested as our development (in the widest sense)
aspirations grow.

1. Housing Enabling. The current part time post holder will increase
hours by one day per week from 3 to 4 on a temporary basis. The HRA
will pay for 2 days of this officers time to work on site development, the
remaining two days will be committed to ongoing regeneration projects.
This will be funded from the Social Housing Development Fund.

2. Housing Development Projects Lead (Sustainable Energy). A
temporary post (18 months) will be recruited to lead on the project outlined
above and also progress other related projects in the HRA including Solar
PV, and evaluation of new energy efficient technologies in our properties
for example, Air Source Heat Pumps. This post will be funded from the
Sustainable Energy Fund.

10
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6.2

6.3

3. Housing Development Projects Lead. An additional post will be
recruited to bring forward some of the capital projects with new allocated
resource described above. In practice projects will ultimately be handed to
the property team to oversee to practical completion. This post will also
shadow the work of the current Housing Enabling Lead and in time start to
get involved in new house building by way of succession planning. This
post will be funded by the exceptional extensive and environmental
improvements budgets.

4. Development Manager. In time as we fully understand the work
involved in delivering the new investments planned within the business
plan and the Council’s wider regeneration plans become clearer, it is
proposed to create a senior manager position to oversee all development
activity, and potentially draw together the above posts to create a small
development team. It is therefore thought prudent to plan for some
additional expenditure within the business plan for this post and some
administrative support for this new team. It is therefore suggested an
additional salaries allocation of £70K is made in the business plan.

Repairs Line

The Repairs Line service is open to TDBC housing tenants to report
repairs required from 8.30am to 5pm Mon to Thurs and 8.30am to 4.30pm
Friday (the service is open a total of 42 hours across a potential of 5
telephone lines). Originally the service was staffed by 3.7 FTE but due to
staff becoming part time (due to retirement and childcare) and the
movement of one member of staff to another team the service has lost the
equivalent of 26 hours of staffing. This reduction has led to significant
difficulty in providing sufficient cover to meet demand, especially in times
of staff absence or at busy periods. It is proposed to restore staffing levels
by the 26 hours lost (increasing the hours of an existing part timer and
offering a three day week post as a new position). This will ensure that
staffing levels are returned to the original 3.7 FTE. The additional cost of
this proposal is £15K.

Staffing budget.

Due to some pension corrections there are salary savings of 30K in next
year’s planned budget. The additional staffing requirement outlined above
adds a potential additional £85K salaries costs. Therefore taking these
two factors together the net impact on salaries in the revenue budget is an
additional £55K.

Recommendation 7 — To agree the outlined approach to additional
staffing to support the Business Plan objectives and a consequent
increase in revenue staffing costs of £55K.

11
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8.1

8.2

IT Improvement

Taunton Deane Housing use four business critical software applications
(Academy, Codeman, Abritas, SAP). As part of the DLO transformation
the DLO will replace their aged software system known as Cosy. This will
involve certain changes to Academy (housing management system) due
to existing interfaces (links between the two programmes and SAP). We
recognise that we will need to invest in Academy so that it can respond to
needs of the business over the next 10 years, making a true step change
e.g. mobile working and better access to our services online. We also
need to consider a fully integrated replacement for our Codeman (stock
condition database). We anticipate requiring around 3 years to complete
this programme of works. Approximate total one off costs £500k and £33k
ongoing. We currently have a revenue budget of £39k and a capital
budget of £15k.

Other Financial Adjustments
Inflation Adjustment

Retail Price Index (RPI) inflation, on which the annual uplift of rental
income is calculated, has been falling in recent months and has reduced
substantially from 5.6% in September 2011 to 2.6% in September 2012.
Therefore it would be prudent to reduce the level of inflation included
within the model from 3.5% to 2.5%. The impact of this is a reduction in
both the annual expected increase in rent, and also the annual expected
increase in expenditure

Interest Rate Saving

Due to better interest rates than modelled at the point of the transaction
there are additional savings in the Business Plan of £0.936m saving in
year 1, total £4.4m saving in years 1-5. Appendix section 3 contains a full
profile of savings. Advice received from the Council’s Treasury
Management Advisors - Arling Close is that it is not advisable to use
interest savings at this time to pay of any debt capital.

The difference in interest rate on the loans has also affected the
forecasted investment income on the HRA reserve balance, and a lower
rate than budgeted is likely to be received in year 1. This means that
although a saving of £0.936m has been achieved through the interest
payable on the loans, this has been offset by the reduction in interest
received and the overall net saving is £0.817m. A lower investment
income rate was budgeted from year 2 and so this will not impact on future
years.

Initial projections on the first phase of sites for the Social Housing
Development Fund indicate that we can build 26 units at an approximate
cost of £3.4M. In the first 4 years of the plan we have agreed an allocation
of £2.3M, leaving a potential deficit of £1.1M, and this is prior to
considering Phase 2 developments. In practice we will not spend the
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9.0

exact amount in any given year that has currently been budgeted, it is
therefore suggested that a process of managing this situation is agreed.

Recommendation 8. To agree that any surplus Social Housing
Development Fund budget remaining at the end of any financial year
be allocated to a new “Social Housing Development Fund” ear
marked HRA reserve.

Finance Comments

The table below illustrates the impact of the changes outlined above on
the HRA business plan. This table uses the measures of in year cash flow
and impact on the HRA reserve balance at year 30. Each key change
identified in this report has been modelled and its impact (either positive or
negative) has been identified on both cash flow and 30 year reserve
position. This shows that if all the recommendations of the report are
agreed the Council still has a viable and healthy business plan.

Based on the current set of policies and business plan assumptions, and
the proposals as part of this years review, the financial projections identify
cash flow surpluses in the first ten years of the Plan period. This will be
subject to the actual financial performance of the HRA and outcomes
related to these assumptions, and also subject to future risks and
uncertainty. However, it remains evident that the HRA is likely to generate
significant cash surpluses over the long term. It is proposed to establish a
principle that surplus resources are added to the Social Housing
Development Fund, where prudent, to support further affordable housing
provision. This is seen as a more sensible alternative to building
excessive balances in the HRA reserve.

Recommendation 9. To agree the principle that surplus cash
resources within the HRA are allocated to the new Social Housing

Development Fund Reserve at the end of each financial year, where
prudent.
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Table to show variables identified in

report and their impact on cash flow and reserve position.

Cash Flow - At Cost

Impact on

Total

Total

(at 2012/13 prices) : Business
Business Plan
Plan Reserve
Balance at Rggzrl\;jzat
ver | vz | vz | vra | vis | vee | over | oves | vee | yeao | VTS IS YIS YIS 20T qorg) 2041/42
£000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s | £000s £000s £000s
E)ntributing ltems 251,973.0
[ Inerest rate savings 817.0 936.1 875.3 875.3 784.1 719.4 633.8 577.4 519.6 4696 | 14756 159.2 - -| 88424 14,181.6
Stock investment and data cleanse - - - - - - 775.9 4,334.1 4,334.1 1,576.4 2,122.3 4,353.9 | (2,772.4) (960.2) | 13,764.1 26,824.3
817.0 936.1 875.3 875.3 784.1 719.4 1,409.7 4,911.5 4,853.7 2,046.0 3,597.9 4,513.1 | (2,772.4) (960.2) 22,606.5 41,005.9 292,978.9
Additional Costs
Al owance for bad debt - (346.0) (343.0) (341.0) - - - - - - - - - -| (1,030.0) (1,872.2)
Extension of properties .| (160.0)| (160.0)| (160.0)| (160.0)| (160.0)| (160.0)| (160.0)| (160.0)| (160.0)| (800.0)| (800.0)| (800.0)| (800.0)| (4,640.0) (9,372.1)
Staffing | 50| 50| 550)|  (85.0)] (85.0)| (550 (55.0)| (55.0)| (55.0)| (275.0)| (275.0)| (2750)| (275.0)| (1,595.0) (3.112.7)
IT improvement -| (2000)| (2000)| (100.0) - - - - - - - - - -l (500.0) (©12.1)
Ef:;ﬁ?o';:d"ﬁes and Aids and - (25.0) (51.3) 788)| (107.8)| (138.1)| (170.0)| (2036)| (2387)| (@757)| (1,378.3)| (1,378.3)| (1,378.3)| (1,378.3)| (6,802.2) (13,916.8)
[ ination adjustment - 152.0 3250 281.0 227.0 250| (431.0)| (661.0)| (718.0)| (791.0)| (3.542.0)| (3.158.0)| (3494.0)| (3,675.0) | (15,460.0) (18,281.6)
(634.0)| (484.3)| (453.8) (95.8)| (328.1)| (816.0)| (1,079.6)| (1,171.7)| (1,281.7)| (5,995.3) | (5,611.3)| (5,947.3)| (6,128.3) | (30,027.2) (47,467.5) 245511.5
Update stock numbers and void rate (3,080.4) 242,431.1
Net Cash Flow Variance - in year 817.0 302.1 391.0 4215 688.3 3913 5037 | 38319 36820 764.3 | (2,397.4)| (1,098.2)| (8.719.7)| (7.088.5)| (7,420.7)
Net Cash Flow Variance - cumulative 8170| 11191 15101| 1931.6| 2619.9| 3011.2| 3,6049| 7.436.8| 11,1188| 11,8831| 94857| 8387.5| (3322)| (7.4207)| (7.420.7)
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10. Legal Comments

10.1 TBC

11. Links to Corporate Aims

11.1 The corporate priorities have influenced the business plan; including
recognising how changes in national housing finance and policy will
impact on the Council’s priorities for the housing service. The business
plan aims to support the delivery of the Council’s corporate priorities and
wider housing and community objectives.

The business plan is structured around four new housing strategic
objectives:
1. Securing along term future for our housing service.

e This means continuing to invest in the management of the
housing stock to ensure it meets tenants’ needs, who should be
at the heart of decision making

2. Tackling deprivation and sustainable community development
e This means taking action so that disadvantaged communities
will have better access to local housing services, training and
employment, continuing our support for a range of vulnerable
people

3. Investing in our housing stock, regeneration and affordable
housing
e This means investing in our existing stock to deliver a standard
that meets the needs of the stock and local aspirations. It also
means planning and successfully managing the regeneration of
our housing estates and communities, providing homes that
cater for the needs of an expanding and diverse population
within communities that people are proud of

4. Climate change
e This means taking action to reduce carbon emissions across our
housing stock through our investment planning, service delivery,
partnership and community action to address climate change
and reduce fuel poverty
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12.

12.1

13.

13.1

14.

15.

16.

Environmental Implications

Climate change is a strategic priority for Housing Services and the
business plan has been created to have positive implications for the
environment. Housing Services aims to take action to reduce carbon
emissions across the housing stock through investment planning, service
delivery, partnership and community action.

Community Safety Implications

Community safety is incorporated in the strategic priority for Housing
Services and the business plan has been created to have positive
implications for community safety. Housing Services aims to take action so
that disadvantaged communities will have better access to local housing
services, training and employment. Housing Services also aims to
continue its support for a range of vulnerable people and to tackle crime
and fear of crime through reducing anti-social behaviour.

Equalities Impact

An Equalities Impact Assessment was included in the HRA Business Plan
2012 — 2042. This has been reviewed and an updated version is attached
as Appendix 4

Risk Management

In creating this report advice has been received from the Council’s
Treasury Management advisors concerning in particular how our interest
savings should be viewed against our ongoing debt position, and this
advice has been incorporated into the recommendations in this report. In
addition we have continued to work with Savills in particular in relation to
our asset management data, to ensure we are fully considering the risk
management issues concerning property investment.

Recommendations

Recommendation 1 -To uplift Disabled Facilities Grant and Aids and
Adaptations budget by 5 % for the next ten years pending the
outcome of the needs analysis.

Recommendation 2 - To create a new improvements budget of £160K
per year which would be used to fund approximately 4 two storey
extensions per year.

Recommendation 3: To explore extending the reach of the current
Social Housing Development Fund by utilising some of the
borrowing headroom towards funding for housing development.

Recommendation 4 — To approve the interim development policy at
Appendix 2.
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Recommendation 5 — To increase allowance for bad debt in the HRA
to 2% for a period of three years from 1 April 2013.

Recommendation 6 - It is proposed that the additional RtB receipts
are ring-fenced and allocated to a separate budget code.
Subsequently proposals will be brought to members to make
decisions on how they are allocated i.e. either to traditional housing
enabling projects or to development within the HRA, on the basis of
the ongoing project need and spending the receipts within the
restrictions of the above mentioned Agreement.

Recommendation 7 — To agree the outlined approach to additional
staffing to support the Business Plan objectives and a consequent
increase in revenue staffing costs of £55K.

Recommendation 8. To agree that any surplus Social Housing
Development Fund budget remaining at the end of any financial year
be allocated to a new “Social Housing Development Fund” ear
marked HRA reserve.

Recommendation 9. To agree the principle that surplus cash
resources within the HRA are allocated to the new Social Housing
Development Fund Reserve at the end of each financial year, where
prudent.

Contact: Officer Name James Barrah- Health and Housing Manager

Direct Dial No 01823 358 699
e-mail address j-barrah@tauntondeane.gov.uk
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Appendix 1

CODEMAN DATABASE IMPROVEMENT

BACKGROUND

Following the preparation of our 30 Year Business Plan and consequent self-
funding status there is a need to ensure that the data held within our Codeman
property database is as accurate as possible and that the information is suitable
as the basis for a 30 year programme of works to the Housing stock. Our
database is Codeman, which runs alongside Academy, the Housing integrated
management system, and is used as a database for stock, and a planning and
costing tool for future maintenance and investment.

Preliminary checks have shown that there are some basic anomalies within the
data regarding install dates of various components, defaulting to build date of the
property. On running a position report this would show a larger backlog at the
beginning of the programme than should actually be, thus front-loading the
projected spend. Although the word backlog in this context means work that
should already have been completed it doesn’t necessarily follow that officers
have not been working correctly; financial constraints affecting resources to do
works, and tenant refusal for the works to take place are the two most common
reasons.

Obvious components here would be kitchens (20years), bathrooms (30 years),
and heating boilers (15 years). When using these parameters within an initial
report 199 properties were identified as being within all three categories. As
condition can play a major part in the suitability of a kitchen or bathroom it was
decided to first concentrate on cleansing the boiler dates. This exercise
encompassed some 500 properties within the database that have now been
corrected and this has improved the 199 figure down to 166.

After the preparation of data for the 30 year Business Plan Savills were invited to
undertake an independent verification of our data. Once completed, a challenge
came back from Savills with a selection of specific anomalies suggesting that if
these were repeated throughout the data then it could be inaccurate and of
questionable quality, thus possibly affecting our projected figures. It was clear
that there was a need to re-visit certain areas of the database and cleanse the
information so that it properly aligned with the age and condition of attributes
within properties as they were actually found to be. Not only would we need to
improve the current data but we would need to have a strategy that would ensure
up-to-date information continued to be collected.

The challenges came in the following main sets:-
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SCHEDULE OF RATES AND LIFECYCLES

Window and door costs were considered too low, whilst bathroom and kitchen
refurbishment costs were considered too high —

We have secured good rates from our partner procurement club Advantage
South West, thus making windows and doors cheaper. When we improve
kitchens and bathrooms we take the opportunity of improving all the relevant
services and structural layout where possible, thus inflating the average cost
above expectation.

SURVEY FORM DESIGN
Considered suitable for its purpose.
UNDERLYING DATA (DESK TOP EXERCISE)

Incorrect or missing data has created anomalies within the database thus
creating an abnormally large backlog —

We have undertaken cleansing of the data at desk top to ensure its accuracy and
avoid the data being dated to the default age of the property build date; thus
avoiding issues such as 70 year old extract fans and the like.

UNDERLYING DATA (SITE INSPECTION)

Where the desk top exercise has identified anomalies and the correct information
was not obvious then further site surveys have been undertaken. From April 1% to
September 30" this year these total 1,528 externally and 1,063 internally; note
these won't all be separate properties. We have taken the opportunity to
complete full surveys where possible as these will all improve upon the statistical
accuracy levels previously achieved.

THE 30 YEAR COSTS

Previous total costs of works per property were in the region of £17,200 over the
30 year period; this was considered to be too low.

All the above improvements, and others, when totalled give a more realistic cost
per property of £21,060; much more in line with anticipated costs for a stock of
this nature, though still on the low side when compared nationally.

Original information had been uploaded from the previous TDBC database and
has been improved by officers visiting properties using Property Survey Forms
and desktop verification exercises. The database was previously updated by
information from completed works but thanks to improvements in software and
the acquisition of some handheld hardware Housing Property Services
professional staff now re-survey properties at each and every visit and upload to
the database electronically on returning to the office.
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Currently we carry out work, in one form or another, to more than 1500 properties
per year which is 25% of the stock. Allowing for some duplication we would
therefore anticipate revisiting a property for survey on average every 4 — 5 years.

DATA CLEANSE

We had a plan to initially check the data supporting the large backlog and to go
for any quick-win items that might carry a large individual cost. We were aware
that, as suggested above, Codeman will default to the property build date if the
install date of an attribute were to be missing. Initial exploration suggested that
boilers, roofs, kitchens and bathrooms were such items.

Desktop cleansing exercises were the first step by investigating existing data and
ensuring it looked realistic and aligned with similar situations where anticipated.
These exercises delivered results, primarily by concentrating on the following
areas:-

o Boiler install dates were inserted on the database correctly where obvious
errors showed that the system had defaulted to the property build date

e Update of Capital works and Major Voids ensuring an overlay of relevant
replacement information from the last few years(exercise on manual input
of hard copy surveys)

e Ensure DLO deliver Void Improvement information to assist with the above
bullet point

e Entire roofs including RWGs and chimneys where these showed as “sore
thumbs” failing notably early or remaining in good condition. Checking on
condition, life expectancy, attribute and description correctness by external
verification survey. (completed by end of June 2012)

e 10% underfelt check on the numbers of these roofs

¢ Boilers — data showing Combination boilers installed sometimes continue
to show cylinders and/or storage heaters still present; these have been
deleted to show only boiler installation as the cylinders or storage heaters
are likely to have been from a previous installation but not deleted when
the system was upgraded

Further improvements in completing surveys quickly and accurately came from
involving more surveyors, be that existing staff or temporary, and the increased
use of handheld hardware enabling direct electronic entry of gathered data.
Correcting data details and inserting information where none existed has helped
to marginally reduce the overall cost of works over the 30 year period. Observing
the quality and condition of an attribute and replacing it on failure rather than pure
lifecycle has further improved the backlog situation, though not materially
affecting the ensuing 30 years as replacements will still be needed over the
period of the Business Plan. Whatever backlog we have to accommodate will be
absorbed within the spend profile for the general works, and is likely to be
smoothed over the first five to ten years.

20

Tenant Services Management Board,29 Oct 2012, Item no. 5, Pg 20



A further combined report on Kitchens, Bathrooms and Boilers was run again as
a check to get a flavour of progress (see results table later).

Concurrently we have been gathering full property data of 200 properties in
Halcon as part of a regeneration project. These have been internal and external
surveys with all but 15 internal surveys being completed. These survey results
have been fed directly into the Codeman database to further populate and
enhance the overall accuracy.

The overall process has effectively enabled us to:-
e Ensure that the data is fully up-to-date and reflective of past work
e Ensure that the schedule of rates and life cycles are appropriate
e Ensure that any missing items from the schedule are included in reporting
formats
e Ensure second replacement costs are calculated within the stock

e Deliver a fresh, stratified sample survey to a suitable number of properties
(see VALIDATION below)

FUTURE CHECKS

Any of our properties that have suffered fire-damage in recent years are likely to
have had a number of their attributes updated or renewed. There is a good
opportunity here to ensure that these properties are visited for verification of
correctness and completeness of attributes on the database.

In conjunction with our new Heating Servicing and Maintenance contractors
(ALHCO) we shall be running a complete new register of boiler types and makes,
and other main heating components, such as cylinders, within our stock. Armed
with this information we shall concentrate on the addresses showing within the
backlog works to ensure correctness and in particular any duplication of cylinder
types. For example we have evidence that some properties are recorded with
having not only traditional hot water cylinders but also electrically heated hot
water storage vessels such as Fortic tanks. This exercise can be operated at a
desk top with information gleaned from site.

A further combined full report check on out-of-date Kitchens, Bathrooms, and
Boilers will be run, but this time including external doors with a view to closely
check on any aluminium doors ready for replacement. We are aware of a number
of them that are nearing the end of their lives, and this test should show us not
only those that need replacing, but also those within a property that has a
complete mixture of other attributes to improve; perhaps at the same time.

The internal pipework attribute is showing high numbers of age failure. There is a
need to initially check properties older than 50 years to ensure that all domestic
supplies are suitable. If not then replacement work will be done sooner rather
than later. As the programme of work within the Business Plan continues we shall
remove this attribute from future reporting as it is not considered a stand alone
element. Rather than this we shall consider it as part of the replacement of a
major element such as say a kitchen or bathroom replacement. Waste and soil
pipework will be similarly treated.
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Records from the window replacement contract currently being completed at Hilly
Park will further improve the backlog position with firm up-to-date information on
the windows element and the opportunity for surveyors to have full internal
access enabling them to undertake a complete condition survey. The situation
repeats itself now that we have just commenced re-roofing works in the same
area.

Once the above main areas have been properly addressed we would expect that
the data held will then be as good as it is going to be. What it won’t cover
however is any potential areas where data might not exist. In this case we shall
run a final report based on gaps in attribute data, thus finally showing us any
particular areas where surveys need to be concentrated next.

VALIDATION

The intention is to ensure a suitable spread of property size, type, age and
construction within the validation surveys so that these can be safely considered
as a reasonable representation of the entire stock. This will enable us to be
comfortable with the results when comparing with the existing database
information.

The Business Plan contains information in tabular form showing the number and
location of various types of non-traditionally constructed dwellings. It was
considered prudent to concentrate initial 100% validation surveys on the non-
traditional stock with 10% random sample validation surveys on traditional stock
within these areas, thus ensuring a suitable spread across the stock profile.
There is also currently a full 100% survey being undertaken on the garage stock.
All this work is being delivered by surveyors whilst visiting properties for other
reasons, and two others dedicating their full time to it until completion. Data
handling and future survey study work is being delivered by a dedicated full-time
resource in-house to ensure that the data is, and remains to be, up-to-date and
properly managed. We are also continuing to monitor and record work completed
by the DLO in void properties and general maintenance where attributes are
updated. This information will also be collated and uploaded to the database.
Once suitable surveys have been completed, the new data will be cloned to the
non-surveyed properties whilst taking into account any relevant repair or
improvement work over the last few years.

We have run “before and after” comparison reports from Codeman with checks
along the way and this has shown a reduction in the volume and cost of backlog
work that was originally anticipated. What it has also demonstrated is a minimal
move in overall spend in the next 30 years. If the data had been incorrect or
inadequate before the checks then a more noticeable change in total spend
might have been expected.

22

Tenant Services Management Board,29 Oct 2012, Item no. 5, Pg 22



TECHNOLOGY

We are currently using PDAs to gather data but are already looking at improving
the quality of these with larger screens to make surveys quicker and easier. This
may be further enhanced by the use of electronic notepads or tablets.

PROJECTED SPEND PROFILE

A spend profile report has been prepared with detail including the reduced
backlog and the first five years. These are displayed in separate annual columns
with the remaining 25 years displayed in 5 year banding (see summary below).
The figures contained in this are based not solely on the lifecycle of the various
attributes but in addition on their condition. If an element is at the end of its
theoretical life but is still showing as in good condition then its renewal date will
be extended within the database to a more suitable replacement time.

It is likely, as time moves on and attributes fail, that we shall apply this basis
across the range of attributes but keep those that are more connected with
comfort, that is heating, kitchens and bathrooms, to their original lifecycle (the
effect of this can be seen in the bottom line of the table below). This will be
dependent on resources being available but we believe it will improve the stock
and the quality of life for our tenants. In addition to this, although total cost of
replacement will increase we would anticipate a concurrent reduction in some
maintenance costs such as kitchen unit repairs.

Table showing change in Spend Profile as Data has improved

As we have worked through our database, improving it as we go, the “before and
after” checks that we have performed have given us the results in the timeline set
out below. The first four lines demonstrate a quite dramatic reduction in backlog,
as described in the text, with little change in the overall costs; this was over the
first year to 15 months of data improvement.

The bottom line shows a combination of effects that produce a change in spend
throughout the 30 year period. Firstly pure life cycles were applied to the major
comfort elements of heating, kitchens and bathrooms. In addition to this, to be
absolutely sure of maximum accuracy, a thorough review of costings was
undertaken. Changes were made to the costings to reflect, wherever possible,
our actual contract rates procured either directly or via our purchasing consortium
Advantage South West, rather than using guide or estimated costs. Examples of
this might be where the original cost included in the plan for a plain clay tile roof
was at £4,000, this has been modified up to £5,500. Similarly, the cost of external
door replacement was increased, but it was also streamlined to a single cost
which is that of a composite material door. This is the type of door that we
regularly now use to replace other types of door (timber or uPVC). As such, the
inclusion of costs for replacing timber or uPVC doors like for like would be
incorrect. As can be seen, these two revisions have the effect of increasing the
backlog and total costs, however, the costs still remains lower overall than the
originals.
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Date Backlog | ¥Yri1 Yr2 | ¥Yr3 | Yrd | ¥r5 | ¥Yrs 6- | ¥rs Yrs Yrs Yrs Totals
10 11-15 16-20 | 21-25 | 26-30
£000s
16/05/11 | 21,294 495 514 626 2,219 | 1,697 | 14,347 | 14,997 | 26,770 | 11,426 | 18,399 | 112,782
02/04/12 | 19,607 655 682 2,172 | 1,681 | 1,393 | 13,256 | 17,286 | 21,989 | 13,855 | 19,953 | 112,530
22/06/12 | 18,566 687 739 2,217 | 1,731 | 1,629 | 13,647 | 17,289 | 22,101 | 14,055 | 20,190 | 112,852
10/08/12 | 13,272 790 912 2,419 | 1,718 | 2,208 | 14,362 | 17,439 | 22,876 | 14,767 | 21,216 | 111,979
05/10/12 | InclYr1 | 27,264 | 1,323 | 1,369 | 1,265 | 2,330 | 10,288 | 18,570 | 23,671 | 19,335 | 20,755 | 126,168

Some social landlords are currently investigating the possibility of further
reducing the expected life of a kitchen to 15 years as this is probably the element
with the hardest life and the one with the greatest impact when renewed. If we
were to follow suit we would have a combined backlog and yr 1 cost of £28,161Kk,
first 5 year total of £34,617k and a 30 yr total of £147,831k. We would again
anticipate a further reduction in maintenance costs.

The spend profile for the next 5 years will inform us as to how to proceed with
future works, and hence what type and size of improvement and maintenance
contracts we have to deliver. This could mean that we need to concentrate on
just one or a few elements in a large number of properties, for example external
doors to 2000 dwellings. Similarly but conversely we might need to renew a
number of attributes such as bathrooms, kitchens, heating, roofs and doors to
just one or two estates. In reality it might appear likely that a mixture of these two
situations will occur.

SUMMARY

Our CODEMAN database is at the centre of our plans for the Housing stock into
the future and as such is at the centre of all we do. It is imperative that it is as
robust as possible to ensure that there is no waste of resources in the delivery of
the Housing Property Service. It has been demonstrated through challenge that
the various facets of the data could be improved, and we have responded to this.

Because of the important position that the data holds we have taken the matter
seriously and not only corrected data where it was incorrect, but improved the
quality, removed duplication, corrected install dates, improved the manner in
which data is collected and set a plan for its future that will ensure that it
continues to be a reliable and timely source of information.

However, we are not complacent in this. We shall still continuously strive to
improve the manner in which we collect information, taking every opportunity

possible, and will also ensure that improvements in technology will provide us
with a quicker and more accurate data collection
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Appendix 2
Social Housing Development Fund — Interim Development Policy

1.0 Introduction

Following reforms to housing finance and the move to self financing, the Council
adopted a new 30 year Business Plan. This plan included creating a new fund to
allow the Council to establish a modest new build programme. The intention of
this programme is to “start small” and develop the skills and systems necessary
as we go. House building will take place on small areas of land that the Council
currently owns and the resultant properties will remain in Council ownership and
be managed alongside the rest of the Council stock.

2.0 Site selection
2.1 Infill

Infill sites are mainly found on council housing estates built from the early 1960s
through to the end of the 1970s when land was plentiful, when houses and blocks
of flats were spaced out creating corners and triangles and leaving space for
potential add ons.

There are several documents, each containing comprehensive information on
land availability. These documents contain information on conveyance details
and restrictive covenants etc.

¢ 1992 TDBC Land Terrier review relating to possible housing development
sites.

¢ Housing Land Availability Summary.

¢ Housing Feasibility Schemes

¢ Public Open space and Playing Fields review.

2.2 Garages

The Council has an estate of some 1500 garages, in the past some have been
sold, although this practice has now ceased. They are rented to tenants and
some non tenants. There are currently approximately 106 garage locations and
many of these locations contain several garage sites. Some garages are hard to
let, many are used for storage of household items, and due to the size of modern
motor vehicles many present challenges in being used for the purpose for which
they were intended.

The majority of garages were constructed during the 1950s, 60s and 70s. The
1950/60 garages are mainly precast reinforced concrete (PRC) with asbestos
(type) roof and situated in blocks behind estates and usually out of sight. The
1960/70 garages are mainly brick built with a flat roof. Many of these garages
are either in blocks or constructed within the curtilage of the property, usually
within sight of dwellings.
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Some of the 1950/60s garage sites in particular present a good opportunity for
regeneration into family homes and a local survey and viability study on each site
will provide the necessary information to help form a view on the best way
forward. Early consultation with the tenants is necessary to successfully clear
the site and it is necessary to give each tenant two weeks notice.

2.3 Location

Equal attention will be given to both rural and urban areas for potential
development sites, as it is acknowledged that there is significant need in urban
areas, but also that a small development in a village perhaps accompanied by a
local lettings policy could have the same or bigger proportionate impact as a
larger development in a town location.

A key factor in site selection will also be local need for social housing, all site
appraisals and any that come forward for viability approval will consider the local
need in site selection and subsequent mix of property types on any proposed
scheme. This assessment will be based on data relating to local Homefinder
Somerset Bid histories on certain properties and ongoing need from current
banding. This process will also be informed from the consultation processes
outlined below.

3.0 Delivery

Until such time as the Council develops its own systems and expertise in this
area, we will seek to engage the services of partner Housing Associations via the
Housing Enabling Partnership, to provide development services. This gives the
Council access to systems and experience and established relationships from
these partner organisations, in order to expedite the delivery of new homes in the
early years of the HRA Business Plan. This approach will be kept under review
in terms of value for money and when the Council is able to undertake some of
these roles itself. Meanwhile the Housing service will client Development
Services arrangements as they are established.

4.0 Tenure

All new Council properties will be let at Social Rent levels and therefore will be
consistent with the rest of the Council stock. Scheme viability will be modelled on
the basis of social rent income.

Local lettings policies may be deployed for example in a rural / village location (ie
tenants limited to certain villages a certain distance from the development.

5.0 Design

As a broad principle design of new properties will be traditional and be in keeping
with the existing stock around the proposed site. The Council will utilise our RSL
partner Design Guides and Property Specifications until such time as the Council
is able to specify its own criteria. Equally the inclusion of appropriate Design

26

Tenant Services Management Board,29 Oct 2012, Item no. 5, Pg 26



Standards for example “Building for Life” and “Secured by Design” will mirror the
approach taken by RSL partners.

Traditional properties will be constructed to at least Code for Sustainable Homes
-Level 4, the inclusion of addition renewable technologies and features will be
considered on a case by case basis, depending on site specifics for example
orientation and financial viability and suitability for social rented tenants.

6.0 Procurement

The Housing Service will work closely with the SW1 Procurement team to ensure
that decisions are made in line with public sector procurement processes and any
opportunities for adding value are explored. However as a general principle
engaging a partner RSL to provide development services for the Council allows
the Council to access public sector compliant procurement frameworks for
aspects such as building contractors and architects in an efficient manner and
with the confidence that these potential appointments are with organisations that
have a proven track record in delivery.

Where appropriate other social factors will be incorporated into the investment
that the HRA is making in new homes to benefit the local economy. For example
opportunities to utilise local skills thereby sustaining and creating local jobs will
be explored, along with the use of local suppliers. Issues will be evaluated on the
basis of balancing local social / economic benefits with value for money and
efficiency.

7.0 Resourcing

Each scheme will be presented for approval with a full financial appraisal
undertaken. This will consider issues such as net present value of new
properties, repayment of investment periods, income projections and repairs and
maintenance expenditure. From factors such as these a clear picture can be
developed to be fed into the decision making process about the financial
business case for each proposed scheme. A standard report template will be
used for this purpose.

8.0 Decision making
8.1 Resident / Local Consultation

At the point of early site identification and investigation, residents in the vicinity of
a potential development site and any other individual or organisation that has
been identified that may have an interest in the site, will be notified that the site is
being considered in this context, so that they are aware if they see officers
undertaking site assessment activities. Residents to be notified where possible
will be consistent with the list of residents that would be consulted on any
subsequent planning application.
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If a site progresses to the next stage and site surveys in preparation for a
planning application are to be undertaken then again these residents and parties
will be notified accordingly. The next stage will be the statutory consultation
undertaken as part of the planning process. In this way views and comments
from residents and other interested parties can be considered throughout the
process.

Ward Councillors and Parish Council’s (if relevant) will also be consulted
following the same broad process as outlined above.

8.2 Tenant Services Management Board (TSMB)

The TSMB be will appraised throughout the process, and receive the site specific
reports for comment.

8.3  Sign Off

Each proposed scheme will be signed off, prior to planning applications being
submitted by the Housing Portfolio Holder, this process will involve consultation
with the Shadow Portfolio Holder. This method is preferred as it still allows for
scrutiny should the decision be “called in” but means that decisions can be made
quickly without holding up the inherently long process of bringing a site through to
completion. The extent of the decision being made will include many of the
factors outlined above such as the scheme going forward for planning consent,
financial modelling, development mix style and broad layout. However the
decision may also include factors such as approval for consequent demolitions,
compensation and decanting arrangements and any additional investment
required in infrastructure on estates to enable the development.
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Appendix 3

Comparison of Treasury portfolio interest costs 'as modelled' February 2012 with actual rates 28 March 2012:

Actual saving on interest charges (for debt settlement portfolio only):

Years 1-5 Years 6-10 Years 11-15 Years 16-20

2012713 £936,102 [ ekl sk £719,350 [ Zleyied k! £407,550 | 2lepkg ) £87,350
2013714 £936,102 [ Zlekk:yzLe) £633,750 | 2lejziey 222t £353,550 | Zleptzv i) £48,150
2014/15 £875,302 | Zlekiley2200) £577,350 | 2lepkiV 2] £287,750 [ Zleyzte) o) £23,650
2015/16 £875,302 [ Zlejzlo)y izl £519,600 | 2lepls) 2205 £238,550 | lejclo) ekl
2016/17 £784,102 | lopkl 2] £469,550 | lerls) 24 £188,150 | lerckl i)
Total each 5 years £4,406,910 £2,919,600 £1,475,550 £159,150
Cumulative total £4,406,910 £7,326,510 £8,802,060 £8,961,210
Summary of portfolio:
Period Rate
Type Principal (yrs) 26.3.12
Variable 2,000,000 2 0.60%
Variable 3,000,000 4 0.60%
Fixed 2,698,000 5 1.24%
Fixed 4,000,000 6 1.50%
Fixed 3,000,000 7 1.76%
Fixed 3,500,000 8 1.99%
Fixed 3,500,000 9 2.21%
Fixed 5,000,000 10 2.40%
Fixed 5,000,000 11 2.56%
Fixed 7,000,000 12 2.70%
Fixed 6,000,000 13 2.82%
Fixed 7,000,000 14 2.92%
Fixed 16,000,000 15 3.01%
Fixed 7,000,000 16 3.08%
Fixed 5,000,000 17 3.15%
Fixed 5,500,000 18 3.21%
£85,198,000
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leview of HRA Business Plan 2012-2042 Appendix 4

Equality Impact Assessment

| Responsible person James Barrah | Job Title: Health and Housing Manager
'Why are you completing the Proposed new policy/service
=quality Impact Assessment? Change to Policy/service N
(Please mark as appropriate) Budget/Financial decision — MTFP \
Part of timetable

What are you completing the Equality Impact Assessment on | Taunton Deane Borough Council (TDBC)
(which, service, MTFP proposal) Review of Housing Revenue Account (HRA) Business Plan 2012 —

42

| Section One — Scope of the assessment

‘What are the main
purposes/aims of the
policy/decision/service?

The strategic objectives of the business plan are to:
1. Securing along term future for our housing service;

e This means continuing to invest in the management of the housing stock to ensure it
meets tenants’ needs, who should be at the heart of decision making.

2. Tackling deprivation and sustainable community development;

e This means taking action so that disadvantaged communities will have better access to
local housing services, training and employment, continuing our support for a range of
vulnerable people.
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3. Investing in our housing stock, regeneration and affordable housing; and

e This means investing in our existing stock to deliver a standard that meets the needs of
the stock and local aspirations. It also means planning and successfully managing the
regeneration of our housing estates and communities, providing homes that cater for the
needs of an expanding and diverse population within communities that people are proud
of.

4. Climate change.

e This means taking action to reduce carbon emissions across our housing stock through
our investment planning, service delivery, partnership and community action

'Which protected groups are
rargeted by the
policy/decision/service?

Taunton Deane Borough Council’s HRA housing stock comprises of approximately 6,000 rented
homes, with a further 372 leasehold properties. In addition, the Council also manages two private
leasehold schemes for the elderly. Housing services are designed to ensure they meet the needs of
wide ranging customer base. As such the HRA Business Plan 2012 — 2042 is targeted at all the
protected groups including: Age; Disability; Gender Reassignment; Pregnancy and Maternity; Race;
Religion or belief; Sex; and Sexual Orientation; Marriage and civil partnerships.
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'What evidence has been used
in the assessment - data,
engagement undertaken —
please list each source that
has been used

The information can be found
on....

Data:

1. Major changes in national housing finance, welfare benefits reform and housing policy — 2011 and
2012;

2. Values and priorities reflected in the Council’s corporate strategy, which were developed following
community consultation with TDBC residents — 2010;

3. Strategic Housing Market Assessment which gives a detailed picture of the future housing required
for people who choose to live and work in the area.

Engagement:
1. Consultation with residents and stakeholders which included regular meetings with the Tenant

Services Management Board during 2011 and 2012 and building on wider consultation with
tenants, staff, members and other stakeholders - 2011

| Section two — Conclusion drawn about the impact of service/policy/function/change on different groups highlighting negative impact,
| unequal outcomes or missed opportunities for promoting equality

The Department for Communities and Local Government’s initial screening (which included an analysis of responses to national
consultation) of the reform of council housing finance for race, disability and gender equality concludes that it does not believe that any
specific equalities impacts will arise.

n terms of Taunton Deane Borough Council’s HRA Business Plan 2012 — 42 the impact on protected groups, whether potential
negative impacts or opportunities to positively advance equality, are detailed as follows:

Age: The impact of both investment prioritisation and improvements to service delivery need to be assessed in more detail as part of
an annual planning process in order to identify more precisely the potential for both negative and positive of the business plan on this

specific group.

=lderly tenants will benefit from the overall investment in the council’s housing stock. Any improvements in energy efficiency would help
"0 protect elderly and vulnerable from fuel poverty.

Any reduction and or loss of funding to help vulnerable people with housing related support needs will lead to a reduction in people’s

| independence which will in turn increase their need for other services.
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[ Communications on any complex changes may disproportionately worry tenants in sheltered housing.
Any proposed re-development of the housing stock could potentially have a negative impact on a specific group of tenants, depending
upon the location. For example: The redevelopment of land locking sheltered housing accommodation.

Disability: The impact of both investment prioritisation and improvements to service delivery need to be assessed in more detail as
part of an annual planning process in order to identify more precisely the potential for both negative and positive of the business plan
on this specific group.

Jisabled tenants will benefit from the overall investment in the council’s housing stock. Some disabled tenants will particularly benefit
“rom the provision of disabled adaptations and Disabled Facilities Grants to council housing. The proposal to uplift Disabled Facilities
Grant and Aids and Adaptations budget by 5% for the next ten years pending the outcome of needs analysis will allow further resources
"0 be targeted to help this specific group.

Sender Reassignment: The impact of both investment prioritisation and improvements to service delivery need to be assessed in
more detail as part of an annual planning process in order to identify more precisely the potential for both negative and positive of the
business plan on this specific group.

2eople will benefit from the overall investment in council housing. There is not expected to be any particular negative impact on this
specific group.

regnancy and maternity: The impact of both investment prioritisation and improvements to service delivery need to be assessed in
more detail as part of an annual planning process in order to identify more precisely the potential for both negative and positive of the
business plan on this specific group.

'Within the business plan there is potential for investment in better quality and additional family housing, with a proposal to create a new
improvements budget to fund extensions to properties, thus easing overcrowding. There is not expected to be any particular negative
impact on this specific group.

Race: The impact of both investment prioritisation and improvements to service delivery need to be assessed in more detail as part of
an annual planning process in order to identify more precisely the potential for both negative and positive of the business plan on this
specific group.

2eople will benefit from the overall investment in council housing. Wider tenant participation and engagement will increase the
proportion of tenants providing feedback to inform service improvements.

| Any proposed re-development of the housing stock could potentially have a negative impact on a specific group of tenants, depending
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_upon the location.
Communication about the business plan may not fully reach those for whom English is not their first language. For example: Requiring
decant of households away from established community groups.

Religion or belief: The impact of both investment prioritisation and improvements to service delivery need to be assessed in more
detail as part of an annual planning process in order to identify more precisely the potential for both negative and positive of the
business plan on this specific group.

2eople will benefit from the overall investment in council housing. Developing and supporting staff to deliver excellent services will
ensure appropriate and sensitive services are delivered to the religious or belief requirements of tenants.

Any proposed re-development of the housing stock could potentially have a negative impact on a specific group of tenants, depending
upon the location. For example: Requiring decant of households away from religious community.

Sex: The impact of both investment prioritisation and improvements to service delivery need to be assessed in more detail as part of an
annual planning process in order to identify more precisely the potential for both negative and positive of the business plan on this
specific group.

2eople will benefit from the overall investment in council housing.

Sexual Orientation: The impact of both investment prioritisation and improvements to service delivery need to be assessed in more
detail as part of an annual planning process in order to identify more precisely the potential for both negative and positive of the
business plan on this specific group.

2eople will benefit from the overall investment in council housing. Investment in community development will ensure information about
various initiatives is accessible so that people can benefit from such services. People experiencing alarm, distress and harassment will
benefit from investment being made into developing excellent services which are community inclusive.

Marriage and civil partnerships: The impact of both investment prioritisation and improvements to service delivery need to be
assessed in more detail as part of an annual planning process in order to identify more precisely the potential for both negative and
positive of the business plan on this specific group.

There is not expected to be any particular positive impact on this specific group. There is not expected to be any particular negative
impact on this specific group.

| Currently the service collects data on seven strands of equality, However, the service would benefit from a better understanding of
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[ service take up by all service users. This information can then be provided to management so that they can have a clear picture of
need, and therefore take appropriate action to plan services.

have concluded that there is/should be:
No major change - no adverse equality
impact identified
Adjust the policy/decision/service Actions will be identified that will help mitigate the impacts
identified above. These are contained in the action table of the
Business Plan.

Continue with the policy/decision/service
Stop and remove the policy/decision/service

Reasons and documentation to support conclusions
The engagement activity shows that there will be impacts. Actions will be put in place to limit the impacts as much as possible.

:Section four — Implementation — timescale for implementation

-Housing Revenue Account Business Plan 2012 -2042 effective from April 2012 involving ongoing monitoring and controlling of impacts.

' Section Five — Sign off

_?esponsible officer: James Barrah Management Team
| Date Date
| Section six — Publication and monitoring
2ublished on
" Next review date Date logged on Covalent
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AGENDA ITEM NO. 7

Taunton Deane Borough Council

Tenant Services Management Board — 29" October 2012

New Tenants Welcome Pack

Report of the Housing Manager - Lettings — Paul Hadley
(This matter is the responsibility of Executive Councillor Jean Adkins)

1.0 Executive Summary

This report provides the members of the Tenant Services Management Board
(TSMB) with a proposal detailing the introduction of a new Tenants Welcome
Pack to assist tenants when moving into their new home.

The TSMB is requested to consider the report and indicate if they support the
proposal to introduce a new pack, and to also indicate which pack is preferred.

2.0 Background

The provision of a Tenants Welcome Pack for tenants just starting their tenancy has
been suggested by officers, the provision of this type of pack is considered good
practice across social housing with many housing providers already supplying a
variety of packs for their new tenants.

Welcome packs are designed to provide a selection of low value items for tenants
when they first move into their new home, the contents are provided to help assist in
making the ‘void into a home’. By presenting new tenants with a pack the service
can help make moving into a new home a more positive experience. A welcome
pack is a simple way to help establish a good relationship between the tenant and
the landlord at the earliest opportunity.

Research into how other providers source their packs has indicated that there are
primarily two ways that they are provided. One method is by the housing provider
sourcing items locally and making the packs up prior to being provided to tenants.
This approach can take a lot of officer time and means that the pack contents will
vary dependant on the availability of stock items. The second method of supply is to
purchase ‘ready made’, ‘pre- packed’ stock. This method involves much less officer
time and the packs are simply ordered direct from a supplier. The contents can be
guaranteed and a regular supply is easily maintained.

Research on the internet including Housemark and the Chartered Institute of
Housing has shown that HMDC Limited is the Nol supplier of the ‘ready made pre-
packed packs nationally. The company has supplied welcome packs for over ten
vears; and in that time have sunnlied tens of thousands of packs to housing
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associations and more recently void maintenance contractors. They have built up a
reputation based on a quality service with affordable packs.

HMDC Limited products in the packs are sourced from many outlets. They deal with
manufacturers for toilet paper, black bags, house boxes, rubber gloves, multi surface
wipes, etc. The remainder of the smaller items come from import companies that
only sell to trade companies. Where they can and it is economically viable to do so
they purchase recycled, green or ethically green based products.

3.0 The Benefits of a Tenants Welcome Pack — ‘Help to make a void into a
home’

The supply of the welcome pack is not to respond to problems faced by new tenants
when they are offered a tenancy by the lack of sufficient funds to purchase many of
the household items such as quality second hand or new furniture and ‘white goods’.
It is simply a pack that will ‘help to make a void into a home’.

The introduction of a tenants welcome pack is a simple way to help establish a good
relationship between the tenant and the landlord at an early stage of the tenancy.
The supply of a pack that contains a selection of low value household items that will
be helpful to the tenant during the disruption of moving home and will help make this
stressful period a more positive experience.

The contents of packs can vary, but a typical pack contains some of the following:

Bin bags, cleaning cloths, washing up liquid, multi surface wipes, toilet roll, rubber
gloves, scourer, plastic bowl, air freshener, dust pan and a drinks pack.

The packs would be provided to all new tenants and would be left in the home prior
to the start of the tenancy by the DLO Voids Team.

4.0 Tenants Welcome Pack Options
Options available are:

1. Do not introduce a new Tenants Welcome Pack;

2. Housing Services officers source, pack and deliver the new tenants
welcome packs; or

3. Welcome packs are purchased from a specialised supplier.
A selection of such welcome packs can be found at Appendix 1 of this
report.

Note: The recommendation of the Housing Manager — Lettings would be to
procure one of the two pre-packed items. The benefits of this option
are simply that they can be ordered and supplied direct from the
contractor. Either of these options would remove the need to take
officers away from their normal duties to source, pack and supply the
contents of the pack.
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Further work would be needed to assess the financial impact on the
housing service should Tenant Services Management Board members
support option 2 above before a firm decision to proceed be approved.

5.0 Feedback/comments from the Tenants’ Forum

Tenants’ Forum members at their meeting in September 2012 were consulted on the
introduction of a new tenants welcome pack and their comments can be found at
Appendix 2 of this report.

Tenant Service Management Board members need to note that a significant majority
of Tenants’ Forum members were not supportive of the introduction of a new tenants
welcome pack.

6.0 Finance Comments
During 2011/2012 the housing service completed 412 re-lets to new tenants, based

on these figures the cost of introducing a new tenants welcome pack will be as
follows:

Pack | 100 units Delivery | Total cost of 100 units | Total cost of 412 units
including delivery and
20% VAT

2 £1,138.80 | £75 £1,213.80 £5,000.86

3 £1,044.00 | £125 £1,169.00 £4,816.28

4 £1,362.00 | £125 £1,487.00 £6,126.44

5 £1,111.20 | £58 £1,169.20 £4,817.10

The funding of this pack will require an allocation of additional budget resources.

Note: Further work would be needed to assess the financial impact on the
housing service should Tenant Services Management Board members
support option 2 above before a firm decision to proceed be approved.

7.0 Legal Comments

There are no legal issues arising from this report.

8.0 Links to Corporate Aims

There are no direct links to corporate aims arising from this report.

9.0 Environmental and Community Safety Implications

There are no environmental or community safety implications.
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10.0 Equalities Impact

An Equalities Impact Assessment has been completed following the consultation
with the Tenants’ Forum and is attached as Appendix 3 of this report.

11.0 Partnership Implications

There are no specific implications for partners in relation to this report.

12.0 Recommendations
The Tenant Services Management Board is:
e Requested to consider this report; and

e Recommend to Councillor Jean Adkins — Housing Portfolio Holder their
preferred option in relation to tenants welcome packs i.e.

1. Do not introduce a new tenants welcome pack;

2. Housing Services officers source, pack and deliver new tenants
welcome packs to all new tenants;

3. Tenant welcome packs to be introduced with ready made — pre packed
packs purchased from a specialised supplier for all new tenants;

Contact: Officer Name Paul Hadley — Housing Manager - Lettings
Direct Dial No 01823 356319
e-mail address  p.hadley@tauntondeane.gov.uk
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Appendix 1
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WELGOME BOK

The UK's No.1 Supplier of Tenant Packs
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Appendix 2

TENANTS’ FORUM CONSULTATION FEEDBACK

A total of 11consultation responses were received from the Tenants’ Forum at their
meeting in September 2012.

e Significantly 8 responses received from the Tenants’ Forum did not support
the introduction of a new Tenants Welcome Pack.

e Only 3 responses received from the Tenants’ Forum supported the
introduction of a new Tenants Welcome Pack. Such responses made a
preference for the following ‘ready made — pre-packed’ packs:

Pack Number | Number who
preferred this
option

Pack 2 one
Pack 3 one
Pack 4 nil

Pack 5 one

e Tenants’ Forum members did not comment in relation having a preference or not
having a preference with regard to Housing Services officers undertaking all the
work involved to source, pack and deliver tenants welcome packs.

e Only 3 responses were received from Tenants’ Forum members with regard to
the timing of the introduction of the tenants welcome packs. 1 responses
supported an immediate introduction and 2 responses supported an introduction
of the packs at the start of the next financial year i.e. April 2013

Listed below is the list of verbal responses given by members of the Tenants’ Forum:
“I hope it would be useful during the moving in process, with a bag being part
of the package it could remind tenants that they are part of the ‘tenant family’
which | hope we can encourage. In addition the ‘green’ credentials of this

pack are in keeping with TDBC'’s policies”

“A very varied pack containing some items the tenant would most likely have —
but not readily available for use. Will enable the tenant to have clean fresh

Tenant Services Management Board,29 Oct 2012, Iltem no. 7, Pg 11



surfaces to start unpacking and hopefully setting the standard for a clean
happy start in their new home and making them feel welcome in a new and
perhaps strange area”

“If presented with either of the home starter boxes | would be quite offended.
The inference being that | had to be persuaded about cleanliness and
hygiene. | thought new lets were clean before tenants moved in. No one
would move into accommodation without toilet rolls, washing up liquid, tea
towels etc.. Last but by no means least the cost involved seems to me to be
prohibitive and unnecessary expenditure, could be used for something more
beneficial”

“Tenants should be able to get these from their own resources. This is totally a
waste of money. The council should allocate the funds instead to ensure more
essential services are maintained”

“Waste of money. The money could be well spent on other commitment and
shortages”

“The majority of people (99.9%) will already have “necessary” cleaning
products and therefore | believe these are a waste of money as most products
will be duplicated, but if | had to choose it would be option 3. | would
personally object to ‘my money’ being spent on this”

“l do not agree with these welcome packs, it is a waste of money. Cleaning
materials are easy enough to buy”

“I think this is a sheer waste of public money, when we do the voids we ensure
that the house is in habitable order. Nobody is so hard up that they can’t
afford a container of all purpose cleaning stuff as standard”

“| feel that with voids inspections being carried out in order that properties are
in a lettable condition before the tenants move in, this would be a dreadful
waste of money, which I'm sure could be better spent elsewhere. If anything
should be left I'm sure a jar of coffee, teabags and a bag of sugar would be
sufficient and more welcoming and wouldn’t cost so much”

“What is contractors charge? Teabags, coffee, 2 mugs, sugar ? Tenants’
Forum name on mugs if forum is paying?”

“I have doubts about the whole system of welcome packs being cost effective,
however if | had to give an option | would suggest pack No 2”
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Appendix 3

Equality Impact Assessment

Responsible person

Paul Hadley ‘ Job Title: Housing Manager - Lettings

Why are you completing the Equality
Impact Assessment? (Please mark as
appropriate)

Proposed new policy/service v

Change to Policy/service

Budget/Financial decision — MTFP

Part of timetable

What are you completing the Equality Impact Assessment on (which, Health and Housing Theme

service, MTFP proposal)

Introduction of a new Tenants Welcome Pack

Section One — Scope of the assessment

What are the main purposes/aims
of the policy/decision/service?

Tenants welcome packs are designed to provide a selection of low value items for tenants when they first move into their
new home, the contents are provided to help assist in making the ‘void into a home’. By presenting new tenants with a
pack the service can help make moving into a new home a more positive experience.

Which protected groups are
targeted by the
policy/decision/service?

The proposed new tenants welcome pack will targeted at all the protected groups including: Age; Disability; Gender
Reassignment; Pregnancy and Maternity; Race; Religion or belief; Sex; and Sexual Orientation; Marriage and civil
partnerships.

What evidence has been used in the
assessment - data, engagement
undertaken — please list each source
that has been used

The information can be found on....

Engagement:

1. Tenants’ Forum members at their meeting in September 2012 have been consulted on the introduction of a new
tenants welcome pack.

Section two — Conclusion drawn about the impact of service/policy/function/change on different groups highlighting negative impact, unequal outcomes or

missed opportunities for promoting equality
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Feedback received from Tenants’ Forum concludes that there is no belief that any specific equalities impacts will arise.

I have concluded that there is/should be:

No major change - no adverse equality impact
identified

No major change to policy proposal.

Adjust the policy/decision/service

Continue with the policy/decision/service

Stop and remove the policy/decision/service

Reasons and documentation to support conclusions

Section four — Implementation — timescale for implementation

The proposed new tenants welcome pack will be presented to members of the Tenant Service Management Board (TSMB) in October 2012.

Recommendations from the TSMB will be passed to go before Clir Jean Adkins — Housing Portfolio Holder.

Section Five — Sign off

Responsible officer Paul Hadley
Date

Management Team: Housing Services Lettings
Date

Section six — Publication and monitoring

Published on

Next review date

Date logged on Covalent
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Action Planning

The table should be completed with all actions identified to mitigate the effects concluded.

Actions table

Service area Date
Identified issue Actions needed Who is By when? How will this be Expected outcomes from carrying out
drawn from your responsible? monitored? actions
conclusions
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