AUNTON
@EANE&%&W Executive
You are requested to attend a meeting of the Executive to be held

in The John Meikle Room, The Deane House, Belvedere Road,
Taunton on 8 March 2017 at 18:15.

Agenda

1 Apologies.

2 Minutes of the meeting of the Executive held on 9 February 2017 (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 Supported Housing Property Options Review. Joint Report of the Asset Manager
and the Project Manager (attached).

Reporting Officer: Jan Errington

6 Executive Forward Plan - details of forthcoming items to be considered by the
Executive and the opportunity for Members to suggest further items (attached)

Bruce Lang
Assistant Chief Executive

07 August 2018



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.

Except at meetings of Full Council, where public participation will be restricted to Public
Question Time only, 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 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

The meeting rooms at both the Brittons Ash Community Centre and West Monkton
Primary School are on the ground floor and are fully accessible. Toilet facilities, with
wheelchair access, are available.

Lift access to the Council Chamber on the first floor of Shire Hall, is available from the
main ground floor entrance. Toilet facilities, with wheelchair access, are available through
the door to the right hand side of the dais.

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

For further information about the meeting, please contact Democratic Services on
01823 219736 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 email: enquiries @tauntondeane.gov.uk



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

Executive Members:-

Councillor J Warmington (Community Leadership)

Councillor A Sully (Corporate Resources)

Councillor M Edwards (Economic Development, Asset Management, Arts
and Culture, Tourism and Communications (Deputy Leader))

Councillor P Berry (Environmental Services & Climate Change)
Councillor T Beale (Housing Services)

Councillor J Williams - Leader of the Council (Leader of the Council )

Councillor R Parrish (Planning Policy and Transportation)

Councillor V Stock-Williams (Sports, Parks and Leisure)



AGENDA ITEM NO. 2

Executive — 9 February 2017

Present: Councillor Williams (Chairman)
Councillors Beale, Berry, Habgood, Mrs Herbert, Parrish and
Mrs Warmington

Officers: Shirlene Adam (Director — Operations), Chris Hall (Assistant Director —
Operational Delivery), Steve Read (Somerset Waste Partnership), Lisa
Redston (Community and Housing Lead — Hinkley Point C), Becky Brown
(Housing Initiatives Officer — Hinkley Point C), Christine Chu Hui Davies
(Housing and Community Strategy Officer), Paul Fitzgerald (Assistant
Director — Resources), Jo Nacey (Finance Manager) and Richard Bryant
(Democratic Services Manager)

Also present: Councillors Aldridge and Coles

(The meeting commenced at 6.15 pm.)

1. Apology
Councillor Edwards.
2. Minutes

The minutes of the meeting of the Executive held on 30 November 2016, copies of
which had been circulated, were taken as read and were signed.

3. Declarations of Interest

Councillor Berry declared a personal interest as a Member of the Somerset Waste
Board. Councillor Mrs Warmington declared a personal interest as a Member of
Bishops Lydeard and Cothelstone Parish Council.

4. Somerset Waste Partnership Draft Business Plan 2017-2022

Considered report previously circulated, concerning the Somerset Waste
Partnership’s (SWP) Draft Business Plan for the period 2017-2022. The draft Plan
had been made available to Members.

Whilst the Business Plan had a five year horizon, Councillors were only requested to
approve the plan for the financial year 2017/2018.

The Draft Business Plan and associated Action Plan were the means by which the
partnership described its business, evaluated changes to the operating
environment, identified strategic risks and set out its priorities. The plan had a five
year horizon with particular focus on the next 12 months. It was the primary means
to seek approval for and to secure the necessary resources to implement its
proposals from the partner authorities.

The plan also set out the draft Annual Budget for the Waste Partnership for
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2017/2018, which for Taunton Deane represented a relatively minor increase of
2.99% or £102,028.

The Somerset Waste Board (SWB) had delegated authority for decision making
across all services and therefore had to make proposals to the partners on how
savings could be made, taking into account any requirements to make those
savings and proposals on how this could be achieved.

Individual partners had previously been asked to give an indication of any savings
targets so that options to achieve these and associated risks could be assessed by
the SWP in consultation with the Strategic Management Group. All partners had a
need to control costs in this area and a number of initiatives had been underway to
evaluate the opportunities and impacts of future cost management choices.

Specifically trials were undertaken in Taunton Deane which had, and would
continue, to inform the nature of the service going forward for the entire partnership.
These trials had made temporary alterations to the material types that were
collected at the kerbside and the frequency of collections.

‘Recycle More’ had been approved by the Executive on 30 November 2016 (Minute
No 67/2016). Noted that the budget presented in the appended Business Case for
2017/2018 contained no savings or costs associated with this new operating model
during the roll out phase.

SWP’s key aims and priorities were identified within the Draft Business Plan.
Members were reminded of the large scale projects underway which would produce
significant changes to service delivery:-

. Alternative refuse treatment; and
. ‘Recycle More’ - the new service model.

Comments on the Business Plan were requested by mid-February, to enable the
SWB to adopt both the Plan and its budget at its meeting later in the month.

The Draft Plan has been brought together against the background of the continuing
difficult economic situation but with a continuing desire from partners to deliver the
following key priority areas:-

Waste minimisation, high diversion and high capture;
Improved services for customers;

Contract monitoring and review;

Alternatives to landfill and optimising material processing;
Investigating Recycling Centre options;

Investigating collection service options; and
Organisational efficiency.

NoakwnNpE

The Draft Business Plan had been considered by the Community Scrutiny
Committee on 7 February 2017. Overall the Committee was very supportive of the
Business Plan.

Resolved that:-
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(1) The Somerset Waste Partnership’s Budget for 2017/2018 be approved; and
(2)  The content of the Business Plan 2017-2022 be noted.
Hinkley Point C : Housing Funding Strategy (Phase Two)

Considered report previously circulated, which sought approval of the Hinkley Point
C (HPC) Housing Funding Strategy (Phase Two).

In January 2012 West Somerset Council granted planning permission to EDF
Energy to undertake Site Preparation Works at the HPC site.

Under the Section 106 Planning Obligations Agreement, £4,000,000 of funding was
secured to deliver additional housing capacity in the West Somerset and
Sedgemoor areas. The aim was to mitigate any potential adverse effects on the
local private rented and low cost housing market and particularly for those on lower
incomes that might arise as a result of the HPC development. This funding became
available in May 2014.

Reported that a further £3,500,000 of funding became available in June 2016 when
EDF Energy transitioned from the Site Preparation Works planning permission to
the Development Consent Order. This additional funding was secured to deliver
additional housing capacity in West Somerset, Taunton Deane, Sedgemoor and
North Somerset.

The funds that were ring-fenced for Taunton Deane amounted to £660,000.
£60,000 of these funds were to be used for Housing Officer support across both
Taunton Deane and West Somerset, whilst the remaining £600,000 would be used
on various housing initiatives.

Phase 2 funding would also be shared between West Somerset, Sedgemoor and
North Somerset Councils, but this would leave £643,000 unallocated, which could
be accessed by any of the four Councils once the individual ring-fenced amounts
had been allocated based on areas of need and the location of HPC workers. Anot

The HPC Housing Funding Strategy set out how the £600,000 would be spent on a
range of housing initiatives that had already been trialled in the West Somerset
area. Some of the initiatives had proved to be very successful, whilst others had
not. It was unlikely that all initiatives used in the West Somerset area would be
rolled out in Taunton Deane.

The main points of the HPC Housing Funding Strategy (Phase Two) were:-

e To provide an update on the Phase One HPC Housing Funding Strategy,
which was approved by West Somerset Council in November 2014;

e To present proposals for the allocation of the remaining HPC Housing Fund

made available to West Somerset Council through the Site Preparations
Works Section 106 Agreement; and
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e To present proposals for the allocation of the new funds made available to
West Somerset Council and Taunton Deane Council through the HPC
Development Consent Order Section 106 Agreement.

Resolved that:-

(1) The principles and outline expenditure set out in the Hinkley Point C Housing
Funding Strategy (Phase Two) be approved; and

(2) The responsibility for approving minor amendments to the plans for
expenditure set out in the Hinkley Point C Housing Funding Strategy (Phase
Two) be delegated to the Portfolio Holder for Housing Services, in
consultation with the Assistant Director for Housing and Communities and,
where appropriate, the Chairman or Vice-Chairman of the Community
Scrutiny Committee.

Draft Treasury Management Strategy Statement, Annual Investment Strategy
and Minimum Revenue Provision Policy 2017/2018

Considered report previously circulated, concerning the recommended strategy for
managing the Council’s cash resources including the approach to borrowing and
investments. Approval was also sought for the Treasury Management Strategy
Statement and Investment Strategy (TMSS), the Annual Investment Strategy (AIS)
and the Minimum Revenue Provision (MRP) Policy.

It was noted that the Council currently had external borrowing of £92,198,000, which
was all attributable to the Housing Revenue Account. The Bank Base Rate had
been reduced to 0.25% in August 2016 and was currently forecast to remain at this
level during 2017/2018.

Also noted that the Council’s investment balances had ranged between £33,000,000
and £52,000,000. This was expected to reduce in 2016/2017 as more of the Capital
Programme was delivered.

The TMSS and related policies had been prepared taking into account the 2011
revised Chartered Institute of Public Finance and Accountancy (CIPFA) Treasury
Management in Public Services Code of Practice and Cross Sectoral Guidance
Notes (“the Code”) and the Department of Communities and Local Government’s
Guidance on Local Government Investments (“the Guidance”).

The key principles of the Code were as follows:-

e Ensuring that public bodies put in place the necessary framework to ensure the
effective management and control of treasury management activities;

e That the framework clearly stated that responsibility for treasury management
lay clearly within the organisation and that the Strategy clearly stated the
appetite for risk;

e That value for money and suitable performance measures were reflected in the
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framework.

The Council’'s Finance Officers had worked closely with Arlingclose, the Council’s
Treasury Advisor, to consider the requirements of the Code and Guidance and
determine the proposed TMSS, AIS and MRP Policy that would ensure compliance
and provide a set of ‘rules’ for the Council to follow in dealing with investments,
borrowing and cash flow management.

The TMSS for 2017/2018 continued to recognise the increasing risks due to the new
regulations in respect of ‘bail in’ for banks. In response to this risk and the wider
continuing risks in the financial sector, the TMSS continued to build in greater
“diversification” — so that surplus funds were held in a wider range of
investments/accounts.

The proposed MRP continued the policy approved by the Council for 2016/2017,
with an addition to set out a policy in respect of capital loans provided to third
parties. This took into account the recent decision to make a further loan to the
Somerset Waste Partnership for the purchase of new collection vehicles. For such
loans it was proposed to link MRP to the life of the asset(s) for which a loan was
provided.

Resolved that Full Council be recommended to approve:-
(1) The Treasury Management Strategy Statement, Annual Investment Strategy
and Minimum Reserve Provision Policy as set out in the Appendix to the

report; and

(2) The Prudential Indicators included within the Treasury Management Strategy
Statement which included limits for borrowing and investments.

General Fund Revenue Estimates 2017/2018

Considered report previously circulated, which set out the final 2017/2018 budget
proposals. These recognised the continuing financial challenges, with annual
reductions in Government funding for Local Council services as the Government
sought to reduce the national deficit.

The 2017/2018 Budget had been prepared within the context of priorities identified
by Members which were embedded in the Council’'s Corporate Plan.

The budget contained details on:-

0] the General Fund Revenue Budget proposals for 2017/2018, including a
proposed Council Tax increase; and

(i) draft figures on the predicted financial position of the Council for subsequent
years.

The Corporate Scrutiny Committee had considered the draft budget proposals at its

meeting on 26 January 2017. Although no specific recommendations were made by
the Committee, a number of comments were made by Members details of which
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were submitted for the information of the Executive.

Details of the Provisional “Settlement Funding Assessment” for 2017/2018 had been
announced by the Department of Communities and Local Government in late
December 2016 with the Final “Settlement Funding Assessment” due to be
announced imminently.

Unusually this year there was the prospect of Full Council being asked to approve
its Annual Budget prior to the Government announcing the Final Settlement. If this
was the case. Members would be advised to set the 2017/2018 based on the
Provisional Settlement information.

Subsequently, any material changes in the Final Settlement would be notified
promptly to all Councillors, and any further resulting recommendations would be
subject to the budget decision process in line with the Scheme of Delegation and
Financial Regulations.

The grant funding from the Government was in line with the confirmed multi-year
settlement (2016/2017 to 2019/2020), with the expected reduction in 2017/2018 as
shown below — a 46% reduction in General Revenue Grant funding:-

General Government Grant

2016/17 |2017/18| Change
£ £ £
Revenue Support Grant (RSG) 1,235,137|644,801|-590,336 |-48%
Rural Services Delivery Grant (RSDG) 27,582| 22,271 -5311|-19%
Transition Grant 16,930| 16,864 -66 0
Total General Revenue Grant Funding 1,279,649|683,936|-595,713|-46%

The multi-year settlement included further reductions in subsequent years. The
following table summarised how these grants, together with the Business Rates
Baseline (BR Baseline) had and were projected to reduce since 2013/2014.

The headline reduction in the Settlement funding position was -14.5% from
2016/2017 to 2017/2018.

Settlement Funding

13/14 | 14/15 | 15/16 | 16/17 | 17/18 | 18/19 | 19/20
£k £k £k £k £k £k £k

RSG 3,656| 2,766| 1,911| 1,235 645 280 0
RSDG 0 0 5 28 22 17 22
Transition Grant 0 0 0 17 17 0 0
BR Baseline 2,366| 2,412| 2,458| 2,478| 2,529| 2,578| 2,605

Government Settlement 5,922| 5,178| 4,374| 3,758| 3,213| 2,675| 2,627

The budget proposals took into account Business Rates Retention where funding
had increased by £78,892 in 2017/2018 compared to the last financial year, possible
new proposals for the implementation of “100% Business Rates Retention” and the
New Homes Bonus (NHB).
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With regard to the latter, the provisional NHB Grant for 2017/2018 was £4,034,732,
which was £151,421 or 3.9% more than 2016/2017, and £674,549 more than the
December estimate which was good news for the Council’'s growth aspirations
funding but unfortunate in terms of the unexpected growth top slice.

The Government had consulted on proposed changes to the funding methodology
for NHB, and despite positive housing growth which was higher than previously
forecast for budget purposes, a new baseline of 0.4% growth has been introduced
from 2017/2018 which had effectively acted as a top-slice so that the Council only
received grant for growth above 0.4%. In addition, the Government had now
confirmed that the rolling up of grants had been reduced from six to five years in
2017/2018 and then would reduce further to four years from 2018/2019. The
previous Medium Term Financial Plan (MTFP) forecasts had been prepared on this
basis.

Despite the reduction in the level of “reward” for housing growth, the growth
trajectory indicated that funding through NHB should remain considerable.

The proposed budget for Taunton Deane contained a proposed Council Tax
increase of 3.47% of the basic Council Tax element (£5 on a Band D) for 2017/2018
which would mean that the Band D Council Tax would rise to £149.62 per year.
This figure again included the sum of £1.74 in respect of the Somerset Rivers
Authority because it was still unable to raise its own precept. The Band D taxpayer
would, therefore, receive all the services provided by the Council in 2017/2018 at a
cost of £2.87 per week.

The previous MTFP estimates assumed the Special Expenses Rate (SER) would be
subject to a 1.99% increase in 2017/2018.

The Executive was therefore minded to increase the Special Expenses (Unparished
Area) precept by 2p on a Band D property, raising an additional £300 whilst still
remaining within the £5 Band D referendum trigger level.

The Special Expenses income raised through Council Tax in 2016/2017 was
£43,360 which was a Band D Equivalent charge per year of £2.98. In addition, the
Unparished Area Budget had received a Council Tax Support (CTS) Grant of £4,020
in 2016/ 2017 giving a total budget of £47,380.

However, Full Council had previously agreed to reduce the grant funding provided to
towns and parishes by 1/3rd in 2016/2017; 1/3rd in 2017/2018 and therefore the
CTS grant was expected to be phased out by 2018/2019. Therefore, the proposed
budget for 2017/2018 was £46,911.

The 2017/2018 Budget Gap as presented to the Corporate Scrutiny Committee on 8
December 2016 was £403,000. The Provisional Settlement and some other
material changes to budget estimates — not least those relating to Pension deficit
recovery lump sum increases and Pension contribution rate increases — had
significantly increased the Budget Gap to £859,000 in January 2017.

This gap had now been closed as a result of the approved new Fees and Charges,
the proposed Council Tax increase, the various savings options, the NHB, the
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Business Rates Retention and the transfer of funds from the Business Rates
Smoothing Reserve. The following table provided a summary of the Budget position

for 2017/2018:-
Revenue Budget 2017/2018

Budget Estimates

2016/17 2017/18

£ £
Total Spending on TDBC Services 9,931,503 | 11,786,444
Somerset Rivers Authority Contribution 67,987 71,067
Revenue Contribution to Capital 482,500 401,500
Capital Debt Repayment Provision (MRP) 180,060 235,060
Interest Costs 0 0
Interest Income -314,000 -380,875
Parish Precepts 640,320 640,316
Grants to Parishes for CTS 25,980 12,990
Special Expenses 43,360 44,901
Grants to Unparished Area 4,020 2,010
Transfers to/from Earmarked Reserves 3,334,152| 1,868,242
Transfer to/from General Reserves 0 0
AUTHORITY EXPENDITURE 14,395,882 | 14,681,655
Retained Business Rates -2,959,304| -3,038,286
Revenue Support Grant -1,235,137 -644,801
Rural Services Delivery Grant -27,582 -22,271
Transition -16,930 -16,864
New Homes Bonus -3,883,310| -4,034,730
Surplus(-)/Deficit on Collection Fund — Council Tax -130,890 -166,957
Surplus(-)/Deficit on Collection Fund — Business Rates 191,668 38,425
Demand on Collection Fund — Parishes and SER -683,680 -685,217
Expenditure to be financed by Council Tax 5,582,730| 6,039,887
Council Tax raised to fund SRA Contribution 67,987 71,067
Total Council Tax Raised by TDBC 5,650,717 6,110,954
Divided by Council Tax Base 39,072.9 40,843.2
Council Tax @ Band D — Taunton Deane Services 142.88 147.88
Council Tax @ Band D — Somerset Rivers Authority 1.74 1.74
Council Tax @ Band D — TDBC including SRA 144.62 149.62
Cost per week per Band D equivalent 2.77 2.87

It was a requirement for the Council to prepare not only budgets for the following
financial year but to also provide indicative figures into future years. The MTFP
provided an indication of the expected budget gap going forward into 2017/2018 and
beyond and a summary of this position was reflected in the following table:-

Revised MTFP Summary as at 9 February 2017

2016/17 2017/18 2018/19 2019/20 2020/21 2021/22

£ £ £ £ £ £
Services Costs 9,931,503 11,786,444 | 9,815,874 9,626,814 10,027,695 10,501,781
Net Financing Costs 348,560, 255,685/ 576,680 574,790 572,900/ 571,010
SRA Contribution 67,987 71,067 0 0 0 0
Special Expenses 43,360 44,901 44,901 44,901 44,901 44,901
CTRS Grants 30,000 15,000 0 0 0 0
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2016/17 2017/18 2018/19 [2019/20 2020/21  2021/22

£ £ £ £ £ £
Earmarked Reserves- 3,491,331 3,642,752 | 3,087,363 | 2,924,490| 3,279,861| 3,055,236
Growth
Earmarked Reserves-Other | -157,179|-1,774,510 52,717 52,720 52,719 52,724
General Reserves 0 0 0 0 0 0
Net Expenditure 13,755,562 14,041,339 13,577,53513,223,715(13,978,076 14,225,652
Retained Business Rates |-2,959,304 |-3,038,286|-3,100,622|-3,012,141|-3,050,613 | -3,089,465
Business Rates prior year 191,668 38,425 0 0 0 0
surplus/deficit
Revenue Support Grant -1,235,137| -644,801| -279,788 0 0 0
Rural Services Delivery -27,582 -22,271 -17,132 -22,271 -22,271 -22,271
Grant
Transitional Grant -16,930 -16,864 0 0 0 0
New Homes Bonus -3,883,310/-4,034,730(-3,479,340|-3,316,470 -3,671,840|-3,447,220
Council Tax-=TDBC -5,582,730/-6,039,887  -6,267,772|-6,456,373 |-6,650,655 | -6,850,746
Council Tax—-SRA -67,987 -71,067 0 0 0 0
Council Tax — Special -43,360 -44,901 -44,901 -44,901 -44,901 -44,901
Expenses
Council Tax prior year -130,890| -166,957 0 0 0 0
surplus/deficit
Net Funding 13,755,562 14,041,339 13,189,555 (12,852,156 (13,440,280 (13,454,603
Budget Gap 0 0/ 387,980 371,559| 537,796, 771,049
Budget Gap Increase 0 0/ 387,980 -16,421| 166,237 233,253

The significant pressures leading to the Gap in 2018/2019 were:-

£387,000 reduction in General Revenue Support funding;
One-off use of £144,000 Business Rate Retention Smoothing Reserve in

2017/2018 to mitigate volatility in Business Rates funding, collection fund
deficit and to balance the budget;

2017/2018;

One-off use of £50,000 earmarked reserves to fund CCTV costs in

One-off Council Tax Collection Fund Surplus of £167,000 in 2017/2018;
£383,000 estimated inflation pressures on pay and contracts; and
£360,000 phased maintenance costs for The Deane House, mitigated by

£355,000 following the decision to fully refurbish the property and to rent
space to the Police.

The MTFP position above already included the projected savings arising through the
implementation of the Transformation Business Case. Without these savings the
forecast budget gap would be even greater - £2,031,000 per year by 2021/2022.

The General Fund budget included the trading surplus of £101,000 providing a
contribution to the net income for the Council. Any additional surplus would be
transferred to the Deane DLO Trading Reserve.

The forecast reserves position of Deane DLO for 2017/2018 remained positive, and
provided some resilience to volatility in trading performance and future investment

needs.

The draft budget for the Deane Helpline Trading Account had assumed an increase
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in fees to private customers from £4.99 per week to £5.40 per week and the charge
to the Housing Revenue Account (HRA) for Taunton Deane Tenants had been
increased by £0.06 to £4.49 per week. This had been approved by Full Council in
December 2016 and, subsequently amended, had reduced the budget gap in
2017/2018 by £26,439.

Following the emergence of the increased costs in respect of the Pension Fund
deficit contribution and annual employer contribution increases, the Deane Helpline
had revised its fees to reflect this and mitigate the effect on the budget gap. The
Council would therefore be recommended to approve revised fees for private paying
customers of £5.86 per week and the charge to the HRA for Taunton Deane tenants
of £4.80 per week.

With regard to General Reserves, the current reserves position was above the
recommended minimum (£1,600,000), at £1,913,000. The mid-year forecast for the
2016/2017 budget was a projected underspend of £271,000, which would increase
the balance at the year end to £2,184,000, however this was not certain at this
stage.

General Reserves Balance 31 March 2017

£
Balance Brought Forward 1 April 2016 2,113,085
Supplementary Budget — Transformation Implementation -200,000
Current Budgeted Balance 1,913,085
2016/17 Projected Outturn Variance — Mid-Year Forecast 271,000
Projected Balance 31 March 2017 2,184,085
Recommended Minimum Balance 1,600,000
Projected Balance above recommended minimum 584,085

The Council’s Section 151 Officer had a duty to comment, as part of the budget
setting process on the robustness of the budget and the adequacy of reserves. In
her response, Shirlene Adam had stated that she believed the Council’s reserves to
be adequate and the budget estimates used in preparing the 2016/2017 budget to
be robust.

Resolved that the General Fund Revenue Budget for 2017/2018 be agreed and that
Full Council be recommended to:-

(a) Note the forecast Medium Term Financial Plan and Reserves position, and note
the Section 151 Officer's Robustness Statement as set out in the report;

(b) Approve the General Fund Net Revenue Budget 2017/2018 subject to any
amendments required as a result of the Final Funding Settlement, if received in
advance of this meeting, or should the Final Settlement not be received, then
based on the Provisional Settlement;

(c) Approve a Council Tax increase of 3.47% (on the non-SRA element), increasing
the Band D tax rate by £5 to £149.62 per year. This comprised £147.88 for
services and £1.74 on behalf of the Somerset Rivers Authority;
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(d) Approve an increase to the Special Expenses Precept of 0.7% increasing the
Band D rate from £2.98 to £3.00; and

(e) Approve revised Deane Helpline fees to mitigate increased pension-related
costs. This amounted to an additional £27,000 income for the Deane Helpline
Trading Account.

Housing Revenue Account Estimates 2017/2018

Considered report previously circulated, concerning the proposed Housing Revenue
Account (HRA) estimates for the 2017/2018 Financial Year.

In 2012 Taunton Deane moved away from a national subsidy system to be ‘self-
financing’. As part of the self-financing agreement, a one-off payment of
£85,120,000 was made to the Government, in return for being able to retain all
income locally to manage and maintain the housing stock. The total debt in the
HRA at the start of self-financing was £99,700,000.

In order to manage the freedoms gained by the HRA through self-financing, a new
30 year Business Plan (2012-2042) was introduced. This set out the Council’s
overall aims and objectives for Housing Services, as well as laying out plans to
manage the increased risks and opportunities.

The Business Plan had been reviewed and updated annually since 2012, but since
2015 there had been many changes in national policies and local aspiration and a
full review of the Business Plan was undertaken in 2016. The draft estimates for
2017/2018 therefore reflected the amendments approved in the Business Plan.

Business Plan Review 2016

A full review of the HRA 30 Year Business Plan was approved by Council in July
2016.

This had included a number of changes which affected the base budget for
2017/2018. The key amendments were summarised below:-

2017/2018 Changes in Approved Business Plan

£k

Impact in 2017/2018 of key changes within the Business

Starting position - balanced budget 0.0
Rents - rent reduction and increase in RTB for Pay to Stay 308.0
Bad Debt Provision (funded from EMR) 288.7
Social Housing Development Fund 185.3
Repairs and Maintenance savings -166.4
Management savings -253.0
Community provision 140.0
Provision for repaying borrowing 814.2
Transformation funding 500.0
RCCO -911.6
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Funding from EMRs in 2017/2018 (provision for bad debt and
Revenue and Maintenance contracts — Pre-planned

Maintenance and electrical -1,040.1
Inflationary uplifts 374.2
Reduced income assumptions (supporting people contract

. 87.9
changes and PV Income due to system sizes)
Other minor changes 22.3

Position in Business Plan - approved by Council in July
2016 349.5
(budgeted transfer from HRA General Reserves)

Dwelling rents for approximately 5,800 properties provided annual income of
approximately £24,000,000 for the HRA.

The Welfare Reform and Work Act 2016 had set out a 1% reduction in social
housing rents from 1 April 2016 for four years. For the first year, 2016/2017,
supported housing rents were exempt, but all social rents were to be included for
the remaining three years.

During the four year period, rents had to be set with at least a 1% reduction.
However, each additional 0.5% decrease would reduce the average weekly rent for
tenants by £0.42, or £21.84 per year, and decrease dwelling rent income to the HRA
by £123,000 per year.

In line with the national rent guidance, it was proposed that the average weekly rent
for dwellings for 2017/2018 should be set at the guideline rent of £82.52, a decrease
of 1.0%, or £0.84 per week.

On becoming vacant, dwellings continued to be re-let at the Formula Rent, a
national rent calculation for social housing which was designed to give fair and
consistent rents across all social housing in local authority and housing association
stock.

Until 2015/2016 increases to rent were allowed for convergence — in order to slowly
bring rents in line with the national policy. From 2016/2017 onwards this was no
longer allowable for existing tenancies. Currently 70% of tenants had rents below
the Formula Rent. Of those with rents below Formula Rent, the average difference
was £1.04 per week, or 1.2%. This was equivalent to a loss of income of £211,000
per year.

Following the Government deciding not to proceed with its ‘Pay to Stay’ Policy,
where tenants with a significant household income would be required to pay
additional rent, the assumption as to an increase in Right to Buys (RTBs) had been
reduced in the Business Plan from 60 per year, down to 40 for a three year period,
reflecting the current level of RTBs. For 2017/2018 this equated to expected
additional rental income of £43,000, which increased to £128,000 in 2018/2019,
although expected capital receipts from RTB would reduce.

Rent lost through void periods continued to be lower than the 2% allowed in the
Business Plan. As such, it was deemed appropriate to reduce the expected void
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rate to 1% for a two year period increasing the rental expectation in 2017/2018 by
£179,000.

These changes gave a total forecasted dwelling rent income of £24,500,000.

About 8.3% of HRA income, amounting to £2,200,000 in total, came from non-
dwelling rent (mainly garages, but also shops and land), charges for services and
facilities, and contributions to HRA costs from leaseholders and others. The
proposed changes to specific budget lines reflected changes agreed by Full Council
in the Fees and Charges report on 13 December 2016.

The main areas of spending planned for the 2017/2018 financial year included:-

Management expenses;
Maintenance;

Transformation;

Rents, rates and other taxes;
Special services;

Provision for bad debts;
Depreciation;

Debt Management Expenses;
Repayment of Borrowing and Interest;
Interest receivable; and

Social Housing Development Fund.

The following table provided a summary of the main changes to the budget
estimates for the HRA Revenue Account since the approval of the HRA Business
Plan.

HRA Budget 2017/2018 Changes

£000s
Position in Business Plan 349.5
(budgeted transfer from HRA General Reserves)
Proposals included in this report
Deduction in rent loss from voids -179.0
Reduction in rent lost from Right to Buys (due to Pay to Stay) -43.1
Service charges -20.4
Garages -13.0
Leasehold Charges -50.1
RTB admin contribution -12.5
R&M Transition Contingency 480.0
Charges from GF and pension deficit (49.2k reported in GF, but most 9.5
of this was included in inflationary uplift above)
HRA share of apprentice levy 19.3
Insurance premiums 30.6
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Depreciation -100.5
Investment income -10.0
Interest payable -435.5
Increase in employer pension contribution 90.1
Increase in pension deficit contribution 116.3
Increase in support service charges to the HRA due to pension 36.8
Other minor changes -25.0
Balanced Budget for 2017/18 243.0

The HRA Business Plan recommended that the minimum unearmarked reserve
balance for the HRA should be £1,800,000. The reserve balance as at 1 April 2016
was £2,675,000, however with a number of approved changes during the year, the
current balance was £2,342,000. This did not include any 2016/2017 forecast
variances, or any further supplementary estimates in 2016/2017.

If the HRA budget was approved by Council, the balance would reduce by
£243,000, to £2,099,000.

With regard to RTB receipts, the Council had agreed that these receipts would be
used to fund new affordable housing. The additional RTB receipts could only
account for 30% of spend on new housing, with the remaining 70% coming from
other funds such as revenue funding or borrowing.

The full spend on new housing (the 30% RTB funding and 70% Council funding)
should be spent within three years of the capital receipt, or the RTB receipt must be
returned to Government with interest at 4% over base rate from the date of the
receipt.

The additional receipts received in the first two quarters of 2016/2017 totalled
£844,000, which would require total spend of £2,800,000 within three years. If this
level continued it could be expected that the annual total spend would need to be in
the region of £5,600,000.

Although the provision for the Social Housing Development Fund had been
increased in the Business Plan, the annual total budget was £1,900,000, an annual
shortfall of £3,700,000. The latest forecast showed that forecasted spend would not
be enough to meet the match funding requirements in 2019/2020.

The options that needed to be considered were:-

e Increase spend through borrowing — limited to the debt cap;

e Increase spend from revenue — which would lead to reduced service provision as
revenue was allocated within the Business Plan;

e Use other Council funding;

e Give grant funding to Housing Associations — providing they matched 70% of the
funding; or

e Return funding to Government.

The requirement for the funding to be spent within three years did mean that there
was flexibility to allocate funding after the capital receipts were retained. However,
development schemes were likely to have large lead in times and so receipts should
be allocated as soon as possible to reduce the risk of having to repay the capital

Executive,08 Mar 2017, Item no. 2, Pg 14



receipt to Government with interest payments.

The Draft Housing Revenue Account Budget was presented to the Corporate
Scrutiny Committee on 26 January 2017 for review and comment. Although no
specific amendments to the Draft Budget were formally recommended by the
Committee, the main comments raised by Members were considered by the
Executive.

The Tenant Services Management Board has also considered the proposed HRA
Budget.

Resolved that Full Council be recommended to approve:-

(a) The proposed rent decrease of 1%, with proposed average rents of £82.52 per
week in 2017/2018; and

(b) The Housing Revenue Account Budget for 2017/2018.
Capital Programme Budget Estimates 2017/2018

Considered report previously circulated, concerning the proposed General Fund
(GF) and Housing Revenue Account (HRA) Capital Programmes for 2017/2018.

2017/2018 General Fund Capital Programme

The current General Fund Capital Programme in 2016/2017 included approved
projects totalling £11,192,000.

The current capital strategy included the following basis for prioritising schemes:-

1) Business Continuity (corporate/organisational/health and safety);

2) Statutory Service Investment (to get statutory minimum/contractual/
continuity);

3) Growth / Transformation;

4) Invest to Save; and

5) Other.

The recommended General Fund Capital Programme for 2017/2018 totalled
£13,750,000 split between Deane DLO Schemes, General Fund Schemes and
Growth Schemes.

Funding for capital investment by the Council could come from a variety of sources
including:-

e Capital Receipts;

e Grant Funding;

e Capital Contributions (for example from another Local Authority or Section 106
Agreement funding);

e Revenue budgets/reserves (often referred as RCCO — Revenue Contributions
to Capital Outlay); and

e Borrowing.
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All of the schemes in the Capital Programme could be fully funded through a
combination of revenue contributions (DLO and General), capital reserves plus grant
funding provided via Somerset County Council. As a result, the Capital Programme
which incorporated all of the reported bids was supported by the Executive.

Capital Programme for Growth and Regeneration 2017/2018

In December 2015 the Council approved an allocation £16,600,000 of New Homes
Bonus (NHB) funding over the five year period 2016/2017 to 2020/2021, to support
its priorities relating to growth and regeneration. A number of ‘spend categories’
were approved, as follows:-

Taunton Strategic Flood Alleviation (£3,000,000);

Major Transport Schemes (£2,500,000);

Town Centre Regeneration (£2,500,000);

Employment site enabling and promoting enterprise and innovation
(£4,000,000);

e Marketing, promotion and inward investment (£500,000);

e Supporting urban extension delivery (£4,000,000); and

e Preparation of Local Development Orders (£100,000).

At the time it was acknowledged that the profile of spending over the five year
period was indicative and would need to be refreshed annually, to ensure that
spending plans remained aligned with an evolving picture of external funding
secured, opportunities for new funding and new growth priorities.

Having now carried out the above mentioned annual review, a refreshed annual
profile of spending on growth was proposed as follows:-

e Major Transport Schemes — The overall allocation had increased from
£2,500,000 to £3,500,000 mainly due to the need to provide match funding
towards major transport improvements at Junction 25 (where major Local
Enterprise Partnership funding had been approved) and the Toneway Corridor;

e Town Centre Regeneration — The allocation had increased from £2,500,000 to
£3,500,000 to enable the delivery of major Town Centre schemes, such as
Firepool and Coal Orchard,;

e Employment sites, enterprise and innovation — No change to the overall
allocation (£4,000,000) but a change in profile to reflect the likely spend
requirement; and

e Supporting Urban Extension delivery — The overall allocation had reduced
from £4,000,000 to £2,000,000 due to increased ability to use alternative funding
sources such as the Community Infrastructure Levy (CIL), Capacity Funding and
planning performance agreements to support delivery.

Following the refresh of the NHB funding forecast (taking account of the proposals

within the Provisional Settlement 2017/2018) and housing planning trajectory, there
was a projected funding shortfall of £396,000 over the five year period of the plan.
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This shortfall was considerably less than previous forecasts.

Work on a number of potential options was taking place though to maintain, and
potentially increase, the overall funding commitment to delivering growth through a
number of sources in addition to NHB, such as:-

- Capacity funding from the Government, where large scale developments
(such as urban extensions) might be eligible for support;

- Planning performance agreements and planning fee income; and

- The CIL.

2017/2018 Housing Revenue Account (HRA) Capital Programme
The HRA Capital Programme 2017/2018 totalled £9,360,000 and was shown in the
table below. This was provided to deliver the prioritised capital investment

requirements included in the current Business Plan for the next budget year.

Draft HRA Capital Programme 2017/2018

Total Cost

Project £k

Major Works 6,222
Related Assets 80
Improvements 50
Exceptional Extensive Works 482
Disabled Facilities Grants and Aids and Adaptations 416
Building Services Vehicles 121
Social Housing Development Fund 1,989
Total Proposed HRA Capital Programme 2017/18 9,360

The current five-year HRA Capital Programme included forecast capital expenditure
requirements for the period 2017/2018 to 2021/2022, as identified in the Business
Plan.

The programme would be funded from the Major Repairs Reserve (from
depreciation), revenue contribution (RCCO), the Social Housing Development Fund
and capital receipts (Right to Buy).

The Capital Programme Budget Estimates 2017/2018 were presented to the
Corporate Scrutiny Committee on 26 January 2017 for review and comment. No
specific amendments to the Budget were formally recommended by the Committee.

Resolved that it be recommended to Full Council that:-

(&) The new capital schemes of the General Fund Capital Programme Budget of
£13,749,816 for 2017/2018 be approved,

(b) Authority be delegated to the Section 151 Officer to approve adjustments to the

2017/2018 Disabled Facilities Grant Capital Budget to reflect the final grant
funding received from the Better Care Fund; and

Executive,08 Mar 2017, Item no. 2, Pg 17




(c) The new capital schemes of the Housing Revenue Account Capital Programme
of £9,360,000 for 2017/2018 be approved.

10. Executive Forward Plan

Submitted for information the Forward Plan of the Executive over the next few
months.

Resolved that the Forward Plan be noted.

(The meeting ended at 7.38 p.m.)
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AGENDA ITEM NO. 5

Taunton Deane Borough Council

Executive — 8 March 2017

Supported Housing Property Options Review

This matter is the responsibility of Executive Councillor Terry Beale, Portfolio Holder
for Housing

Report Author: Tim Child, Asset Manager and Jan Errington, Project Manager

1. Executive Summary / Purpose of the Report

1.1  Thisreport presents the findings from a review of our sheltered and extra care properties
and the development of a new aspirational property standard, providing information on
stock performance and condition. It sets out our proposed approach to stock
rationalisation, options appraisal and importantly how we can achieve the key elements
of the standard incrementally over the 30 year business plan. This forms the basis for
ongoing work to refine planned investment in our supported housing stock in the future.

2. Recommendations

2.1  The Executive notes the Council’'s new approach to smarter use of its stock to make it fit
for purpose in the future for older people through stock rationalisation and ensuring that
suitable components used for sheltered and extra care housing are fitted in a way
appropriate to the needs of vulnerable older people. This new approach is consistent
with the Asset Strategy principles agreed through the Business Plan Review in 2016.

2.2  The Executive notes approve the standard as an aspirational standard to be
implemented as and when affordable focusing on the attributes as prioritised.

3. Risk Assessment (if appropriate)

Risk Matrix

Description Likelihood Impact Overall

Assumptions made based on limited data about
properties. This will be mitigated through

surveys undertaken on areas identified as high 4 2 8
risk in terms of cost and specific requirement

Raised expectations of tenants based on new

aspirational standard may present new

challenges. This will be mitigated by clear 4 2 3

communications about the time and funding
constraints of working towards the aspirational
standard over 30 years

Executive,08 Mar 2017, ltem no. 5, Pg 1



Difficulty in forecasting stock rationalisation
through properties becoming void leading to
delays, disappointment and complaints and
potentially loss of properties targeted to swap
into sheltered to the right to buy. Extreme cases
will be picked up in the annual review of the
capital programme and rationalisation plan and
dealt with on a case by case basis to avoid any
long term discrimination. General needs tenants
in stock which is due to transfer to sheltered will
be offered the opportunity to transfer now if they
need the sheltered service.

Some properties will never reach the standard
but there may be limited alternative
opportunities. Many will still be suitable for
those with lower needs and others will be dealt
with through options appraisal and may
ultimately be redesignated as general needs
where other options are not suitable. A review
of the sheltered allocations policy may also
provide options for some properties.

The standard may become out of date over time.
To mitigate this the capital programme and
rationalisation plan will be reviewed annually and
the standard every 3 years.

Risk of welfare reform impacting on income and
future demand. This is mitigated by low number
of units affected and customers may choose to
pay extra for location and size, particularly if we
market to those downsizing. Further stock
rationalisation may also help to mitigate the
issue.

Risk Scoring Matrix

Medium
(10)

5 Almost Low (5)

Certain High (15)

Very High
(20)

Very High
(25)

Medium | Medium

4 Likely (8) (12)

Low (4)

High (16)

Very High
(20)

3 Low (3) Me(gi)“m

Possible Low (6)

Medium
(12)

High
(15)

Likelihood

2 | Unlikely | Low (2) | Low (4) | Low (6)

Medium

(8)

Medium
(10)

1 Low (1)

Rare Low (2)

Low (3)

Low (4)

Low (5)

1 2 3

4

5

Negligible | Minor | Moderate

Major

Catastrophic

Impact
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Likelihood of Description (chance

risk occurring | Indicator of occurrence)
1. Very Unlikely | May occur in exceptional circumstances <10%

2. Slight Is unlikely to, but could occur at some time | 10 — 25%

3. Feasible Fairly likely to occur at same time 25 — 50%

4. Likely Likely to occur within the next 1-2 years, or | 50 — 75%

occurs occasionally
5. Very Likely Regular occurrence (daily / weekly /| >75%
monthly)

4. Background and Full details of the Report

41
4.1.1

4.1.2

4.1.3

4.1.4

4.1.5

Strategic Context:

A range of factors led the Council to undertake a review of its supported housing stock
and services (supported housing in Taunton Deane refers to sheltered and extra care
housing). For a number of reasons, emerging needs and consumer expectations
demands more flexible property for older people which can continue to be a suitable
home for tenants who will live longer with increasing frailty, poorer health with more
complex medical problems and disabilities including poor mobility.

Over the next 20 years the over 65 population of Taunton Deane is set to increase by
over 27%. In the South West we live longer than the national average but not healthier
in our older years Therefore, the health, care and support needs of our older population
are also predicted to increase and Sheltered and extra care housing will be in demand.

Overall demand is predicted to remain relatively stable in the context of an increasingly
older local population who are more discerning, have more choices in their future
supported housing options than previously. The Council has traditionally provided
services predominantly to those most in need and disadvantaged. Current lettings
trends indicate that demand will continue to come from this group and increasingly so.

The external landscape is changing with the advent of the Care Act enabling better
informed customers, greater choice, and greater empowerment in relation to their care
and support. The development of guidance on standards for older people’s housing
along with the review and improvement of housing stock by many landlords over recent
years is also influencing national expectations. Many landlords are developing higher
end products with mixed tenure which are attractive to older customers who can afford
to choose.

Uncertainties around emerging welfare reform mean that we need to be aware of
potential income loss. Under the new funding regime from April 2019, we do not know
for certain yet whether Sheltered and extra care housing will continue to enjoy the
protection for the additional cost within its service charges for providing intensive
housing management and that older people will not be penalised for under-occupying.
Albeit in relatively small numbers, this could affect tenants and customers unable to
afford 2 bed properties or higher priced schemes, changing lettings trends and our
views on which stock to keep as sheltered housing or swap out. Current indicators of
assurance from government do not provide the clarity we need or a cast iron
guarantee.

Executive,08 Mar 2017, Item no. 5, Pg 3



4.1.6

4.2
42.1

4.2.2

4.2.3

42.4

All of these factors influence the housing choices customers will make in the future with
a trend towards better standards and more flexible accommodation to meet longer term
needs. It is therefore more important than ever that we plan to make Taunton Deane’s
sheltered and extra care provision future ready. These factors are addressed in Savills’
report in detail at 2 and 4.1 and 3.2.3.

Supported Housing Property Options Review:

In 2015 the Council undertook a review of supported housing in response to the
changing environment and the need to make sure we are providing the right service
and suitable accommodation in the future. The aims of the review were to:

¢ Achieve and maintain a high level of tenant satisfaction

¢ Provide housing that is attractive to older people to want to move in

e Meet the local demand for people over 60

e Support people to maintain their independence and social networks of family and
friends.

The Council recognised that it is essential that the buildings themselves are fit for
purpose, are somewhere that tenants will want to live, meet their needs and are
financially sustainable.

Therefore as part of the overall Supported Housing review, a supported housing
property options review was initiated to enable informed decisions about how the
Council can invest in its properties over the next 30 years to ensure the properties
meet the needs of older people and are in good condition. This will influence the way
that the council maintains, improves and develops sheltered and extra care properties
in future.

A range of activities helped to build the property review and enable decisions on future
investment in the stock. Work undertaken by officers’ dovetails with work
commissioned from Savills to provide an informative and fuller picture of our sheltered
stock and the ways in which we can improve it to make it fit for the future. Sauvills report
can be found at appendix A.

The review considered:

Future demand for the properties

Condition through Savills stock condition survey
Development of a new Supported Housing Property Standard
Appraisal of properties against the Standard

Stock performance (through Savills analysis)

Investment required to meet the Standard

How we prioritise works over the 30 year plan

Smarter Solutions

Options Appraisal of the 5 lowest performing schemes

Savills’ objectives were:-
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4.3

43.1

4.4

44.1

442

4.4.3

e Give a solid understanding of the financial and social performance of the
sheltered housing stock, and of the consequent viability of provision

e Develop an aspirational best practice standard for physical features of sheltered
housing, and assess the feasibility of adopting it

e Appraise options for stock that either does not perform well against the council’s
financial, social or physical expectations or presents development opportunities.

Surveys undertaken by Savills in conjunction with appraisals against a new property
standard and social sustainability analysis, property income and expenditure helped to
build a financial performance analysis of the properties.

Stock Profile and Performance
Stock Profile

The Council’s sheltered housing stock includes 980 dwellings comprising 586 flats and
394 bungalows. Further detail can be found in appendix 1 of the Savills report. Almost
50% of the flats are 1%t floor without lift access and therefore not suitable for elderly
people with mobility needs.

Stock Condition

The properties were included in the stock condition survey undertaken by Sauvills in
early 2016 covering 50% of homes and 100% of communal spaces. Figures were
cloned to cover anticipated renewal costs across the whole supported housing stock
portfolio. The total investment need of the sheltered housing stock over the next 30
years is estimated at £26.3m (excluding inflation). This does not include all attributes
within the standard some elements of which will require additional funding. This is
dealt with later in section 6.

The average 30 year future investment need per unit for the sheltered housing stock is
estimated at £26,884 which is lower than the overall stock average of nearly £33,000
per dwelling which is inflated as it reflects the high investment need of non-traditional
general needs stock. Given the knowledge of changing demand, changing local
provision, and work carried out to assess performance against the Taunton Deane
standard, the gap does prompt a question as to whether additional expenditure on the
sheltered stock could be beneficial to ensure the properties continue to meet the
aspirations of residents now and in the future thus securing future demand and income
streams whilst meeting our aim to support the most vulnerable.

The survey indicates that generally the sheltered housing properties are in fair
condition with evidence of past capital investment in key building components. That
said, the overall provision of general amenities is relatively basic and a majority of
schemes would benefit from attention to address the following:

e Poor access due to badly maintained paths, thresholds in doorways and types of

door, stairs and steps, baths, positioning of fittings such as shower controls, spy
holes, door entry systems
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4.5

45.1

45.2

4.6

46.1

4.6.2

5.1
5.1.1

e Common areas requiring redecoration to make them bright and welcoming
¢ No dementia friendly signage or colour schemes

e Limited lift access to upper floor flats

¢ No scheme Wi-Fi availability for tenants

e Bin stores with poor accessibility

e Limited security sensor lighting

The stock condition for the most part does not significantly adversely affect the
financial or social performance of the properties.

Financial Performance

The average Net Present Value (NPV) of the 30 year operating cash flows for
sheltered stock is £14,267, which is 13% lower than the average for the whole stock.
This is driven by low rents associated with supported housing stock, and in some
cases high void levels. There are some strong performers, predominantly bungalows.

Flats perform more poorly than bungalows financially in the majority of cases. Poor
performance is driven predominantly by low rents. There can also be an issue of
higher than average void loss. In Savills’ report appendix 1 Table 7: Scheme
Breakdown by Neighbourhood and Property Types provides a breakdown by scheme
of financial performance. You will see that the schemes are ordered with the poorest
financial performer first.

Non-Financial Performance

Each scheme was also included in the non-financial / social sustainability analysis
carried out for the whole stock. Whilst the indicators are not specific to sheltered
housing, they contain many factors relevant to the future sustainability of the sheltered
portfolio. Low scores are driven by high levels of deprivation generally in the
community, as well as low demand/ high turnover, low levels of resident satisfaction
and in some cases high levels of complaints relating to noise and environmental
issues. This is illustrated throughout section 3 of Savills’ report.

Those schemes scoring lowest in the financial evaluation tend to be flatted schemes
including Lyngford Road / Place, Broomfield House, Warwick Road / Slapes Close in
North Taunton, and Moorland Place and Monmouth Road, South Road/ Tauntfield
Close at Halcon. The social sustainability evaluation mirrors this picture with Moorland
Place and Lyngford Road / Place scoring lowest.

Options (for All Schemes)

Stock Rationalisation:

The Council has the opportunity to improve the sheltered housing stock profile in line
with key aspects of the new supported housing standard through stock rationalisation.
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5.1.2

5.1.3

5.1.4

5.1.5

5.1.6

5.2

What we mean by this is redesignating identified ground floor properties that are more
suited to older people as sheltered accommodation and redesignating sheltered
accommodation that is not fit for purpose or cost effective to remodel as general needs.
In other words, swapping properties out.

To this end, a stock rationalisation plan has been developed. Rationalisation will
reduce the overall amount of investment required on approximately 62 of the most
unsuitable sheltered units.

The rationalisation plan was developed by a working group of colleagues from
Supported Housing, Lettings and Business Support with expert advice from the
Somerset West Private Sector Housing Partnership’s Senior Technical Grants Officer
and Occupational Therapist (for Disabled Facilities Grant), sheltered housing
colleagues and Housing Services Lead.

Care has been taken to maintain a balance with the number of one bed ground floor
units available in general needs for younger people with disabilities and to identify
properties already adapted. The aim is to improve the sheltered housing stock profile
whilst maintaining approximate numbers of units.

Rationalisation Plan Summary:

Current Planned Stock Swaps Units
Sheltered swap outs to general needs 60
Swap in suitable properties to sheltered 63
Overall Sheltered Changes 3

Further potential opportunities for swap outs have been identified and are being
explored.

The over-riding principle is that redesignition will be actioned at relet which means this
is a long-term plan to rationalise the stock through voids over time. The exception to
this will be where a general needs tenant in a target property identifies a need for the
sheltered service and is happy to accept the charges for the Deane Helpline and
baseline sheltered service. We will action this as soon as the tenant has been
assessed and agrees to the change to sheltered accommodation.

Alongside options appraisals undertaken by Savills of 5 schemes, there needs to be
further investigation and possible full options appraisal of schemes scoring below 50%
in the appraisal against the standard prior to any investment decisions being made.

For the purpose of surveys and appraisals, schemes have been grouped by location
creating mixed property type groups. It's worth noting that some schemes may be
generating an options appraisal requirement for the whole asset group affecting
stronger schemes within that group. An assessment will be made before undertaking
options appraisal as to whether the appraisal needs to include the entire group or
specific schemes within the group.

Options Appraisals
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5.2.1 To address poor financial and social performance of assets, reduce long term pressure
on the business plan and free up financial capacity to invest in more sustainable
existing stock, schemes were identified for options appraisals based on:

e Schemes which score poorly against the new Standard and could not reasonably be
bought up to standard. In many instances these were also schemes with a poor NPV.
e Schemes where opportunities were thought to exist to expand and improve land use.

5.2.2 Development Potential

5 schemes were selected using the above criteria. Whilst all of those 5 sites have
some development potential, the values are relatively marginal and the appraisals
show negative land values resulting from high build costs and low rental / capital end
values. Using less cautious assumptions might generate options but still likely to be
quite marginal. No particular opportunities have been identified.

5.2.3 Investment Potential

More central sites have some investment potential given their location and existence of
an alternative rental market.

5.2.4 The asset management and development teams will progress work to identify
opportunities existing now or in the future for all sheltered and extra care stock which
had appraisal scores lower than 50%, or, where other changes in the market indicate
an options appraisal will be beneficial.

6. Development of Taunton Deane’s Supported Housing Property Standard

6.1.1 An aspirational supported housing property standard has been developed by a
colleague working group in consultation with tenant groups. The standard covers the
key elements of internal, external and communal areas in relation to accessibility,
condition, security, location and proximity to amenities. The standard for new build is
higher than that for existing properties and there are some differences between extra
care and sheltered housing. The aspirational standard is included in Savills’ report at
appendix 3 with further details on the background and development of the standard at
section 4 of the report. The best and worst performing schemes are highlighted in
Savills’ report, section 4.3, picking out the commonly occurring themes which do not
meet the standard.

6.1.2 The aspirational standard incorporates local feedback with national guidance and good
practice for older persons housing, reflecting the national concerns of older people and
particularly those of our tenants.

6.1.6 Our aim is to achieve the aspirational standard in the future in a way that is realistic,
affordable and achievable for the Council. This will require a smart approach to the
planned maintenance programme over the course of the 30 year business plan to
mitigate financial impact.
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6.2

6.2.1

6.2.2

6.2.3

6.3
6.3.1

6.3.2

Costing the Standard

Scheme appraisals informed an indicative costing exercise to help TDBC to make
decisions about which elements of the standard it can afford to adopt and how and
when this can be implemented. We identified an estimated total indicative unfunded
additional investment cost of £1,964,013 to bring existing supported housing stock up
to the aspirational standard where feasible. Clearly TDBC would be unable to afford to
invest in the full standard right now and needs to prioritise what parts of the standard it
can achieve how and when.

There are ways of working smarter, ensuring we use the right components, positioning
them appropriately at the time they need to be replaced. In this way, any additional
cost will be minimised and it would only be the additional cost not funded through the
business plan which would need to be addressed. We have therefore taken a
measured approach, prioritising attributes and properties that will be addressed first.

Bringing together key officers across Housing, Finance, Property and Development
Services, we developed a collaborative approach towards achieving the standard. All
colleagues involved supported the standard and are committed to achieving as much
of the standard as possible, within affordability parameters. This means that affordable
improvements can take place at the point in time the council would be undertaking
planned maintenance (cyclical decoration and capital replacement programmes) or
replacements when needed through voids or responsive repairs work.

The Standard Workshops

Colleagues agreed that we will work smarter in future to achieve the best we can for
our sheltered and extra care tenants in the following ways:

Principles agreed in the workshops:

A range of detailed principles were identified, some of the key principles are illustrated
below:

e Existing schemes do not have to meet all of the standard to be viable in the future.
As long as the buildings are good quality and can be maintained within reasonable
costs, a scheme may still be the right choice for over sixties with lower needs.
Each scheme should be looked at as a whole with the range of elements from the
standard considered in the balance of its functionality, accessibility, location,
proximity to amenities and services.

¢ We make sure that when replacements are made and repairs undertaken we use
components friendly to older people and in keeping with the standard wherever
possible, for example, lighter composite doors, longer levered handles for doors
and windows.

¢ We make sure that when we undertake any replacements or repairs we consider
the placement and fitting of components to make them more accessible for older
people, i.e. not too low or too high.

Executive,08 Mar 2017, Item no. 5, Pg 9



6.3

6.4.1

6.4.2

6.4.3

6.4.4

e Properties with significant challenges in relation to the standard will be reviewed on
a case by case basis with relevant managers in Housing Services, Asset
Management and Property Services. Accessibility is the most likely reason for this.

e Further more detailed surveys may be required to ascertain the extent and actual
cost of work in advance for some additional work to meet a high priority element
within the standard; for example, work to ensure that paths to individual properties
and communal facilities are accessible will require surveying prior to any refocus of
the planned programme.

¢ Internal and external access issues for tenants who are disabled and qualify for
help will be dealt with by the Disabled Facilities Grant (DFG), for example, where a
ramp is needed to overcome steps, grab rails etc.

e Within Extra Care Housing, transfers to ground floor accommodation are prioritised
where a tenant’s mobility and /or sight have deteriorated to the point where they will
no longer be able to manage the stairs. Sheltered allocations policy will be picked
up by a wider review of the customer landlord strategy in line with the Business
Plan.

Prioritising attributes within the standard:

Colleagues agreed which categories within the standard should be high, medium or
low priority and which could not be addressed and would not be taken forward.
Tenants’ views on priority were taken into consideration.

We also identified works that are already within the scope of the 30 year capital
programme and other maintenance budgets along with works needed for statutory
compliance with health and safety requirements and fire regulation. Some work of
lower priority which will be beneficial can be done within existing budget plans with
minimal extra cost because it's about the way we do the work.

Tenants are particularly concerned with accessibility issues and health and safety in
tune with tenants’ top priorities nationally. For example, a suited lock system was
deemed urgent and high priority to reduce risk to tenants where access is needed for
emergency medical staff (managed through the Deane Helpline Control Centre for
sheltered and together with scheme managers in Extra Care Housing). This will bring
assurance for tenants and their families as well reducing the risks in medical
emergencies. The system will also create financial efficiencies over time as
significantly less hardware is needed in relation to relets and replacements every year
once it's in place. In turn this frees up resource to contribute to other priorities within
the supported housing standard.

Essential and priority elements within the standard that are accounted for within the
capital programme and items in existing budgets include the following:

Category in Standard Budget

Wind and weather tight Pre-planned maintenance programme (PPM)
and capital programme

Meeting Halls Existing budget to cover essential improvements

for health and safety and DDA compliance and
ongoing maintenance
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Scooter Storage Existing development budget for pilot scheme

Kitchens Capital programme

Bathrooms Capital Programme

Health and safety regulatory Capital Programme

statutory compliance

Windows Capital Programme

Doors Capital Programme

Heating Capital Programme

Aids and adaptations Budgeted within HRA business plan
Telecare Budgeted within HRA business plan

6.4.5 Achieving the standard without additional funds to meet all priorities is a long term but
worthwhile objective. Based on Savills surveys, overall replacements required are set
within the 30 year business plan. We propose to deal with exceptions on a case by
case basis that are either (a) not picked up within existing programmes or (b) where
the issue is more severe/ urgent, DFG is not applicable and the current planned cycle
is too far away. A summary of scheduled replacements is provided at appendix B.

6.4.6 Schemes identified as needing urgent improvement:

Extra care housing provides homes for our most vulnerable tenants and was
significantly in need of improvement. In the last 2 years we have updated the schemes
through investment in individual and communal assisted bathrooms, refurbished the
lifts at Kilkenny, improved the décor and floor coverings in the meeting halls, and some
general refurbishment including works to meet fire regulations. We have upgraded the
community alarm systems and are half way through providing adequate scooter
storage and bin storage. Kilkenny requires further works to be fully compliant with fire
regulation and this has to happen by April. Kilkenny also needs further investment to
replace its 30 + year old floor coverings in the communal corridors which are badly
worn.

6.4.7 Elements within the standard that are not already accounted for within the capital
programme and existing budgets are prioritised as follows:

Category in Standard Priority
H/M/L

Access (paths where preventing access to properties)
Access (doors/thresholds/steps)

Accessibility (useable components/positioning)
Orientation (colour/contrast/signage)

Bin Storage (where this is missing or extremely poor)
Health and Safety/ lighting etc (where there is a risk)
External landscaping

Communal flooring

Health and safety /Suited Locks

Block entrance flooring

Urgent

rTTrrrrrrrZIXIT

An exercise was undertaken to rank priorities, however, it was found that a scheme by
scheme approach will be more helpful, looking at each scheme’s issues in the round,
taking account of the principles agreed, dealing with any exceptions on a case
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management basis.

6.4.8 Elements of the standard not prioritised for existing stock improvement:

a) Improving parking — this is a recognised issue throughout Taunton Deane. The
council is not in a position to invest in better parking across the district. However,
where there is a specific hotspot, the area team will need to work with Somerset
County Council highways department, tenants and ward councillors to consider
what affordable measures can be put in place that would make a genuine
difference — for example introduction of permit parking, better signage and road
markings, dropped kerbs. Significant maintenance issues on Taunton Deane
property related to parking will continue to be picked up the DLO for example
protection of existing ambulance bays with road markings.

b) Electrical sockets - the group considered that this was an area of accessibility that
could be managed by tenants with extension leads where needed. The cost of
rewiring outweighs the gain when this specific accessibility issue can be
overcome by a relatively simple solution.

c) Guest rooms - are located with meeting halls for tenants’ friends or relatives to
hire. Our guest rooms are not high quality, not all are accessible and they are
heavily under-utilised. A past review resulted in the closure of all but 5. The
remaining guest rooms continue to be under-utilised. It was recognised that we
needed to undertake a new review of the use of the remaining guest rooms. This
includes changing use for the benefit of the wider community.

6.5 Indicative cost of achieving the standard:

6.5.1 Total broadly indicative cost of capital investment in the business plan is as follows

Total Indicative Costs £

High Priority items covered within HRA business plan 4,383,658
High priority items (not accounted for by the business plan) 391,059
Medium priority items (not accounted for by the business plan) 140,610
Low priority items 913,750

6.5.2 There remain some areas of priority within the standard that are unfunded currently
within the business plan including paths and general access. These will essentially be
the improvements that we will need to look at most creatively, for example getting the
most out of the review of the Open Spaces contract to deal with the majority of issues
with paths, where access to a property is restricted | a way that can’t be resolved
through existing routes we will consider these exceptions on a case by case basis.

6.6 Adopting the Standard:
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6.6.1 The group agreed a common sense achievable approach would be that:

e We adopt the full aspirational standard for new build in as far as development
finance is available and the site allows with a minimum of meeting the high
priority elements.

e We adopt the priority elements of the standard that can be achieved through the
current business plan

e We look for efficiencies and other ways in which we can achieve more of the
standard through annual review of the capital programme and business plan

e We look to widen the refit of bathrooms with wet rooms to sheltered housing at
such time as the council is able to fund this in the future

e Additional works to bring properties up to the higher supported housing standard
are not undertaken on properties that are identified for redesignation to general
needs. They will of course benefit from the usual level of responsive repairs and
works through the capital programme as normal.

6.6.2 Scheme plans are being developed to ensure that the resources we have are focused

7.2

7.3

7.4

7.5

7.6

in the most effective way to achieve the aims of the supported housing property options
review. A preliminary scheme matrix forms the basis for this.

Next steps

There are a number of further measures required to ensure that we build on this work
and use this opportunity to make the best use of resources to bring our sheltered and
extra care stock closer to the supported housing standard

Surveys will be undertaken where needed to firm up cost for example, paths which are
more than just overgrown and are causing access to individual properties or blocks.

Colleagues from Supported Housing and Asset management will refine the preliminary
scheme matrix in relation to priorities within the supported housing standard and stock
rationalisation plan.

Further investigation and possible full options appraisal of schemes scoring below 50%
in the appraisal against the standard prior to any investment decisions being made.

The capital programme may need to be refocused to take account of high priorities
within existing budget. This will be the essential and high priority items together with
exceptions agreed on a case by case basis — for example paths creating significant
access and safety issues.

Where costs are excessive and cannot be contained within the capital programme
without deprioritising other important works, agreement will be needed by key
managers from Asset Management, Property Services and Housing Services.
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7.7

7.8

7.9

7.10

7.11

7.12

7.13

8.1

8.2

8.3

e Is this essential?

e Have we considered all ways to resolve the problem?

e Are there any longer term solutions like swapping out the property?
e Does it need an options appraisal?

e [fit's essential and this is the best solution how we will fund it within the
programme

A framework for future review of properties will be developed.

Other workstreams within the HRA business plan will take forward work in optimising
how we use our disabled facilities grant to adapt properties to meet tenants’ needs with
a view to making the best use of existing adapted properties and identifying the best
properties suitable for future adaptation.

Other workstreams within the HRA business plan will explore the sheltered housing
lettings policy to consider whether we are able to facilitate access to ground floor
accommodation where tenants’ needs have changed in relation to their mobility and/or
sight.

Further work is planned to consider how the standard is incorporated into the voids
works procedures and lettable standard.

The sheltered rationalisation plan will be actioned so that properties are relet with the
correct new designation.

It is essential that we undertake an annual review of:

e Lettings and demand trends and stock rationalisation plan taking into account
emerging reform of supported housing funding and welfare benefits

e Priorities for schemes and attributes within the supported housing standard.

e Capital programme informed by the above

We will develop additional costings for priorities within the standard to inform the next
HRA Business Plan review. These may be revised in line with changes in the annual
review.

Draw up an action plan to take forward the next steps.

Links to Corporate Aims / Priorities
The supported housing property review links to corporate aims in a number of ways:

Corporate Aim: A vibrant social, cultural and leisure environment - work with partners
to improve the lives of our most vulnerable households

Housing Revenue Account (HRA) Business Plan Objectives:
Tackling deprivation and sustainable community development - exploring alternative
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9.

10.

10.1

10.2

11.

111

12.

12.1

13.

13.1

service delivery options outcome:

e Providing Quality Homes
This means we are committed to investing in our existing homes to deliver good
quality of life for residents and value for the money spent, and to developing new
homes that meet local needs.

e Supporting the most vulnerable
This means we are committed to letting homes to people who have the fewest
housing options, and will provide additional support that helps people who are
older, disabled, or socially excluded to live comfortably in their council-owned home.

Finance / Resource Implications

This report is not a request for additional resources. The property standard is
aspirational and although any new properties would be built to this standard, existing
properties will be upgraded gradually, over time. This will be done using existing
resources, prioritising these works within the capital and maintenance programmes,
where possible.

Legal Implications
In relation to the Right to Buy legislation (RTB) and stock rationalisation:

If housing stock falls within one of the exempt categories and is let in accordance with
the category, then the stock should remain protected from the effect of the Housing Act
RTB provisions. Therefore, stock designated as sheltered housing at void and let in
accordance with the relevant exempt categories will be protected from the RTB
provisions.

There are no other direct legal implications arising from this report, however, legal
support will be sought where options appraisals lead to any developments requiring legal
advice.

Environmental Impact Implications

Not applicable. Any subsequent decision on any development scheme would be the
subject of a site specific environmental impact assessment.

Safeguarding and/or Community Safety Implications

Community safety is incorporated in the strategic priorities for Housing and Community
Services. A better understanding of our supported housing stock combined with a
clear direction of travel and plan to work towards the supported housing standard will
housing services and support for these disadvantaged communities.

Equality and Diversity Implications

An Equalities impact assessment is attached at appendix C. There are no adverse
impacts for the district’'s older people as a consequence of working towards stock
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14.

14.1

14.2

14.3

15.

15.1

16.

16.1

16.2

17.

17.1

improvement to create better access and more suitable accommodation. (Conversely to
not work towards the aims of this project would be detrimental in terms of failing to enable
access to older frailer tenants and older tenants with disabilities).

Social Value Implications

Supported housing plays an important part in directly helping our most vulnerable
tenants their independence and wellbeing and helps their families feel assured. This in
itself is big contributor of social value within the district.

Our meeting halls and service also contribute to a sense of community providing
opportunities for social activities for health and wellbeing, reducing potential isolation
and loneliness and bringing communities together.

A fundamental part of enabling supported housing to contribute to social value is
ensuring over time that our supported housing and meeting hall stock is physically fit for
purpose, suitable and for vulnerable older people and flexible to meet their future needs
along with lettings policies that support this aim.

Partnership Implications

There are no direct partnership implications; however, potential future development
arising from options appraisals may provide opportunity for further partnership working
and the provision of properties more suitable for vulnerable older people will also help
the Council to contribute positively to local health and wellbeing partnership working with
health and social care agencies.

Health and Wellbeing Implications

The supported housing property options review links to the health and wellbeing
agenda in terms of meeting the increasing health and wellbeing needs of Council
tenants through the provision of sheltered and extra care housing of good quality fit for
purpose to meet current and future needs.

a) Suitable properties accessible and flexible to tenants’ future needs

b) Enabling a safe environment for our most vulnerable tenants

c) Enabling an environment that helps older people and those with mental health and
physical disabilities to live as independently as possible for as long as possible

The Council has an enhanced duty under the Care Act to work together with other
agencies to ensure the safety of vulnerable individuals through services that are ‘person
centred’ ‘outcomes focused’ and meet individual needs. We need to work with local
partners to help reduce preventable health issues and link to the wider local health aims.
Providing flexible accommodation fit for purpose helps us to contribute positively to these
aims.

Asset Management Implications

This is an asset management focused report and as such implications have been
covered within the report.
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18. Consultation Implications

18.1 Tenants have been consulted on the development of the aspirational standard for

supported housing through the Supported Housing Development Group and the
Tenants’ Forum.

Democratic Path:
¢ Tenant Service Management Board - yes

e Scrutiny / Corporate Governance or Audit Committees — Yes
e Cabinet/Executive — Yes

Reporting Frequency : v° Once only 1 Ad-hoc ] Quarterly

"1 Twice-yearly 7 Annually

List of Appendices

Appendix A |Supported Housing Review report from Savills

Appendix B |Key Replacements schedule

Appendix C |Equalities Impact Assessment

Contact Officers

Name Tim Child Name Jan Errington
Direct Dial {01823 356356 Direct Dial |Internal: 2843
Mobile: 07775221296
Email t.child@tauntondeane.gov.uk Email j-errington@tauntondeane.gov.uk
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Supported Housing Review
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Supported Housing Review
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Supported Housing Review

1. Introduction

1.1. Review Scope

This review of Taunton Deane’s sheltered housing stock has been conducted to inform
development of the Council’s future sheltered housing strategy. It has primarily considered
matters relating to the physical stock i.e. not the revenue-funded services, and has covered:

» Physical standards that would ideally be met by all the Council’s sheltered housing

» The financial viability of the current stock and its capacity to contribute to identified needs
now and in the future

= Future options for underperforming stock, in terms of how different approaches could
contribute to addressing identified challenges and meeting needs and aspirations.

It has taken place alongside work to establish a model of service that would be resilient to
changes in revenue funding for the support provided to residents living in the properties, and
takes this service model into account.

The review concludes with recommendations for a strategic approach to sheltered housing
strategy that would ensure provision of housing for older people aligned with local need, deliver
solid financial performance, work towards an achievable best practice standard, ensure the
physical characteristics of properties meet the aspirations of residents, and support the council’s
wider social objectives.

1.2. Objectives

The primary aim of the review was to inform an evidenced strategy for supported housing that
would ensure provision of viable and sustainable accommodation that would deliver a good
quality of life for older people over the coming years.

The review had three objectives:

= Give a solid understanding of the financial and social performance of the sheltered
housing stock, and of the consequent viability of provision

= Develop an aspirational best practice standard for physical features of sheltered housing,
and assess the feasibility of adopting it

= Appraise options for stock that either does not perform well against the council’s
financial, social or physical expectations or presents development opportunities.

1.3. Methodology

The review was conducted between June and September 2016. It included several work
streams that enabled the viability and suitability of the service to be considered in the round.

= Desktop evaluation of the strategic context that looked at the national and local
environment for delivery of sheltered housing services. It provided a clear picture of
national policies for funding new and existing housing for older people; local needs and
market trends; and local consumer attitudes which helps to identify pressures and
opportunities for the service.

Taunton Deane Borough Council December 2016 1
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Supported Housing Review

1.4

Development of an aspirational sheltered housing standard for Taunton Deane by council
staff informed by an understanding of tenant priorities and examples of best practice by
Savills. It specifies standards for physical design, condition, facilities, and location that
would be desirable to potential residents and deliver a good quality of life to people living
there.

Assessment of how each current sheltered housing scheme performs against the
aspirational standard.

Presentation of investment needs identified by the recent stock condition survey which
covers all of the Council’s Housing Revenue Account property. It shows estimated costs
for future investment in major components (e.g. kitchens, roofs) and ongoing compliance
(e.g. management of asbestos over the next 30 years). The survey was based on 50%
survey of individual areas and 100% survey of communal areas

Evaluation of the performance of the sheltered stock against a range of social and
financial criteria. It considered the financial performance of each scheme over the next
30 years using net present value (NPV) of operating cashflows, and contribution to
several of the Council’'s overall corporate objectives. This performance framework was
aligned to that of the whole stock.

Further review of schemes that perform poorly against financial and social criteria and/or
against the sheltered housing standard, where Taunton Deane Borough Council and
Savills colleagues agreed that performance cannot easily be improved. It appraises
options for alternative uses of these properties or the land they stand on, with a view to
ensuring appropriate levels of provision of quality sheltered, supported and general
needs housing for the Borough.

Glossary of terms

A number of acronyms are used as shorthand in this report. Each is stated in full the first time it
is used. The main terms used are listed here.

SCS

Stock Condition Survey An assessment to identify the future
investment needs of properties

NPV

Net Present Value A calculation of the value of the
revenue from a property’s rental
income over 30 years, after costs are
taken into account

LHA

Local Housing Allowance The mechanism for paying housing
benefit for private rented tenancies

JSNA

Joint Strategic Needs Assessment An assessment of the current and
future health and care needs of local
populations

ACORN | A Classification of Residential A lifestyle classification developed by

Neighbourhoods CACI and used by marketing
professionals, statistical researchers
and social and lifestyle commentators

Taunton Deane Borough Council December 2016 2
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Supported Housing Review

2. Strategic context

In order to consider the strategic context for older persons’ housing in Taunton Deane we have
conducted a desktop review of national and local matters that are likely to have a bearing on
provision and demand. This has included national policy, local priorities, assessed local need
and consumer attitudes, and identification of existing local provision.

2.1. National policy and context

People may live for 20-30 years as a retired person, over which time their requirements can
change considerably. The need for specialist provision is growing because the number of very
elderly people and people living with dementia is increasing, as is the length of time people live
with life-limiting conditions. The practical, financial, and aspirational aspects of these facts are a
key driver of national policy and professional practice.

Priorities for older people’s housing

Much of the national agenda for older people’s housing relates to reducing the pressures of an
ageing population on publicly funded health and care services by aligning funding and
coordinating activities across local government, social care provision and NHS services. The
Care Act 2014 embeds these approaches and places specific duties on councils, and the
Health and Housing Memorandum of Understanding seeks to shift professional practice to
improve integration between health, housing and social services. The desire to reduce pressure
on the NHS means preferred services driven by frameworks such as the Better Care Fund are
about reducing falls or ‘reablement’ after an injury/iliness. Similarly, local authorities continue to
want housing provision that can keep people out of costly care homes despite the new Social
Care Precept.

Funding new housing for older people

Government wants its funding for new older people’s housing to a) increase ownership, b) fill a
gap in mid-market provision and c) diversify the market of providers. The Autumn Statement
2016 saw government move away from its express preference for shared ownership, however
little was said about specialist housing and the ongoing pressures on housing and care options
for older people. Prospects for social rented sheltered housing do not seem to be at the top of
the agenda, and so it seems that schemes will need to be forward looking rather than traditional
to attract future funding.

Funding support services

Support providers are becoming accustomed to outcomes-based commissioning, integrated
commissioning, and a focus on reduction of acute needs. Providers of low level support have
adjusted funding models and sources accordingly. However further welfare reform looks set to
impact on revenue funding for supported housing aimed at lower income households.

Taunton Deane Borough Council December 2016 3

Executive,08 Mar 2017, Item no. 5, Pg 22



Supported Housing Review

Government proposals to cap housing benefit payable to social tenants at the level of the local
housing allowance (LHA) has caused great concern amongst supported housing providers. The
cap will be implemented for all sheltered housing tenants from April 2019. A mechanism to top
up justifiably higher rents and fund support/Intensive Housing Management services will be
devised and implemented at the same time as the cap.

Taunton Deane’s eligible rents are not higher than the Local Housing Allowance, but Intensive
Housing Management charges do take rents over the threshold in some cases. The extra care
schemes are particularly exposed. Although it is expected that a funding pot outside of the
welfare budget will be available to cover this shortfall, payment does not look set to be
guaranteed and so there could be an impact on letability and income collection costs. There is
an additional pressure on 2 and 3 bed properties where under-occupying tenants could face an
additional shortfall.

Trends and practice

The nature of supported housing provision has changed in recent years, so older people will
see a more diverse and more modern ‘housing offer’. These are included to illustrate both
possible sources of competition with council services and options for adding to, or revising,
existing council services.

Extra Care housing has become popular with providers, commissioners and the public in
recent years, with a healthy market in private and not-for-profit sector provision. Purpose built
schemes offer homes for rent or ownership alongside on-site care services which are flexible to
a resident’'s changing needs, and community/social facilities. The intention is to promote
independence and enable people to stay in their home for longer as they age and/or their health
deteriorates, therefore avoiding or postponing the need for expensive residential care.

Retirement villages are also growing in number, especially via private providers. They tend to
emphasise the communal facilities (restaurants, libraries etc) that are available alongside
independent living, and have less focus on provision of care services. The private market for
provision of domiciliary care has also grown, perhaps due to a combination of people’s
reluctance to move into specialist provision and also downward pressure on local authorities’
ability to fund residential care.

Assistive technologies that support independent living and social interaction are a growing
part of accommodation provision for older people. They aim to improve quality of life and
prevent admissions to acute services or residential care.

The hub and spoke model uses Extra Care and scheme-based sheltered housing as a base
for support services which are used both by people who live in the central building and in the
locality. It aims to integrate services and improve financial viability of provision.

2.2. Consumer attitudes

In terms of type of provision, public opinion favours protecting housing equity that can be
passed onto family members. Consequently older people often prefer to own their home rather
than rent it, and this reinforces a general social preference for ownership. It also constrains
options for funding accommodation and care services for older people because people are
reluctant to release equity from owned property to fund housing suitable for older age.
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Research by the University of York® gives a picture of people’s housing aspirations. Key
findings are that:

* Most people want to stay in their current home for as long as possible

»= A change in health, in particular mobility, is most likely to trigger a house move

= Ability to maintain family relationships and access good transport links from a new home
are of primary importance

= People resist planning for their future selves, although some can see the need to plan
ahead and move when it is still reasonably easy to do so and they have choices over
where to go i.e. it is not an urgent move

= People wish to preserve housing equity so relatives can inherit, although there is general
support for the idea of equity release to fund housing for older-age

= Knowledge of assistive technologies, Extra Care and Home Care were limited (though
perhaps this has changed as the private market has expanded and publicised its offer)

= Sheltered housing is perceived as something for very old or infirm people

= Moving to a care home is widely seen as highly undesirable.

Later reports, including ‘Making it work for us’, Age UK; 'Last time buyers’, Legal and General,
‘Silver Chic’, Anchor; ‘The top of the ladder’, Demos; and ‘Breaking the Mould’, NHF make
similar observations on aspirations. ‘A better fit’, produced by Shelter in 2012, amplifies the
University of York findings with findings from a literature review and its own YouGov survey:

= Emotional attachment to a home or neighbourhood is a key factor in people’s reluctance
to move to cater for their housing needs or aspirations

= Being able to stay comfortable, warm, safe and mobile in the home becomes increasingly
important to older people — indeed warmth and outdoor space are the most important
design features cited in a potential new home

= Safety/security and proximity to services and family/friends are the factors older people
consider most attractive if they were to move

= Around one third of older people would be interested in the idea of retirement housing
now or in the future.

At a local level the 2010 Housing and Older People Study for Taunton and South Somerset
Housing Market Areas echoes findings of national research, in particular that older people do
not plan ahead for their needs and often have to move due to a crisis, but that forward planning
may be improved by better information.

In terms of standards, Savills’ own experience suggests residents’ and potential residents’
priorities relating to services and physical attributes tend to be for:

= Accessibility (i.e. level access, suitable for wheelchair users, proximity to services).
= A flexible service that can change with their needs

= Parking availability

=  Wi-Fi and TV connectivity

The top two points reflect the known priorities of Taunton Deane’s tenants too. Older people’s
opinions on how they would like to live can inform standards adopted and therefore the
attractiveness and effectiveness of any accommodation provided. This is discussed further in
section 4.1 below.

! Housing choices and aspirations of older people, 2008
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2.3. Local policies, initiatives and pressures

Local policies and reviews

Taunton Deane has recently reviewed its models for funding support in sheltered provision. In
consultation with residents, the decision was taken to introduce a level charge for all tenants to
fund community-style services, tenancy sustainment, housing options advice and income
maximisation services available to all residents. More specialist support for people with higher
needs is now provided to individual tenants following assessment, and is funded by County
Council grant.

County Council policies and reviews

1. Health and Wellbeing

The 2013-18 Health and Wellbeing Strategy identifies a need to improve the availability and
marketing of suitable homes that meet the longer-term needs of older people and enable them
to enjoy a more independent life for longer. Catering for people with longer-term illness and
dementia is a particular priority; as is better integration of services for older people following a
hospital stay to help them remain in their home for as long as possible. Better information is
needed on housing options for older people and support for people to meet housing needs in
later life. Actions flowing from the strategy included creation of Independent Living Teams, and
widening the housing options for achieving and maintaining independent living.

2. Housing strategy

The 2013 Somerset Strategic Housing Framework refers back to this Strategy, and lists as
priorities: improving information provision, reviewing sheltered provision, and understanding the
impact of the personalisation agenda.

3. Joint Strategic Needs Assessment

Somerset County Council’s Joint Strategic Needs Assessment (JSNA) from May 2015 projects
an increase in people over 65 from 24,000 in 2013 to 40,000 in 2047. This is a steeper rate of
growth than in West Somerset but slightly flatter than South Somerset. The JSNA also presents
figures on falls, hospitalisation, tenure, physical activity and dementia for older people in
Somerset. For Taunton specifically, the Health and Wellbeing board projects that by 2023 more
than 25% of the population will be over 65 in almost all parts of the borough, with further
consolidation of this over the following 10 years.

Demographics and supply analysis

1. 2010 Housing and Older People Study?

The study, commissioned by four local authorities, Somerset County Council and Somerset
NHS Trust, assessed the housing and support needs of older people living in the Taunton
Housing Market Area. It says that Taunton Deane has 41% of the older people in the housing
market area, and that nearly 43% of Taunton Deane’s households are older person households.
The study finds no current need for additional affordable specialist accommodation for older

2 Housing and Older People Study, Taunton Housing Market Area; Fordham Research; November 2010
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people in Taunton Deane, although it does find a need in Sedgemoor. It finds that people who
need specialist housing in Taunton would generally be unable to afford market provision, but it
also finds that there is already sufficient sub-market provision to cater for their needs.

2. ONS population estimates 2016

The ONS has projected that the number of people in Taunton Deane aged over 65 will increase
from 24,000 to 40,000 between 2013 and 2037. This is expected to be driven by internal
migration.

3. 2016 Analysis of local need

The catchment population for Taunton Deane’s sheltered housing in Taunton and Wellington
has been analysed using ACORN?,

The population within a 15 minute drive of the centre of Taunton is expected to increase by
6.8% by 2030. Within that, the population aged over 65 is projected to increase by 27.4% (this
is an increase of just over 6000 people). The population aged over 80 is projected to increase
by 40.9% (nearly 3000 people). The percentage increases for Wellington are very similar,
indicating an increase of 3000 people over 65 and 1300 over 80.

Table 1 below presents figures from the Housing in Later Life model for the catchment areas.
The model is based on the 2015 population aged 75 years plus within the areas. It suggests the
level of need for specialist housing of all tenures for older people and for extra care/enhanced
sheltered housing within that total. Specialist housing for older people is accommodation
provided with the intention of catering for (single) people who have difficulty with self-care or
domestic tasks or who have restricted mobility.

Of which extra
care/enhanced sheltered

Total specialist housing
requirement

Taunton Wellington Taunton Wellington
Now 2750 1302 712 338
2020 3041 1449 787 375
2030 3833 1831 993 474

Table 1: Levels of need for specialist housing for older people

% ACORN stands for ‘A Classification of Residential Neighbourhoods’, and it is a lifestyle classification developed by CACI and

used by marketing professionals, statistical researchers and social and lifestyle commentators.

Taunton Deane Borough Council
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Table 2 compares total current provision of specialist accommodation with total need.

Taunton Wellington
Provision 1241 892
Current assessed need 2750 1302

Table 2: Provision of specialist accommodation compared to total need

Table 3 compares current provision of rented sheltered accommodation with current and future

need.

Taunton Wellington
Provision 796 558
Current assessed need 651 309
2030 assessed need 907 433

Table 3: Comparison of provision of rented sheltered accommodation with current and future need

In summary, analysis of the current population in the Taunton and Wellington catchment areas
indicates that:

There are around equal numbers of people who would need public support to fund care
and people who could self-fund if they required care

There are high numbers of more affluent households, and these would usually prefer to
buy than rent

There is a clear need for specialist housing for older people, of which around a quarter
should be extra care, BUT

There is an oversupply of rented sheltered accommodation, and if other local providers
maintain their level of provision this looks set to endure in Wellington despite increasing
need. The attractiveness of the ‘offer made by TDBC properties e.g. location, price,
accessibility, will be of particular importance in sustaining future demand in what appears
to be a competitive market.

4. Existing and new sheltered housing offer

New sheltered housing developments in and around Taunton include:

Pegasus Court, 60 1& 2 bed retirement apartments, for ownership only, with communal
areas and some support services (shopping, cleaning etc)

Firepool Lock, 44 1 & 2 bed retirement apartments, for ownership only, with communal
areas, house manager, visitor suite and 24 hour call system

Paul Street, 70 retirement apartments with care and lifestyle services plus 60 bed
dementia care home

Taunton Deane Borough Council December 2016 8
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= Parmin Close, Taunton, 66 1 & 2 bed extra care housing apartments for rent and shared
ownership (Knightstone) with care staff, communal areas, community alarm

The existing sheltered housing rental offer includes:

= Avongrove Court, Taunton, 36 apartments, £825pcm, laundry, guest suite, 24 hour care
line, communal areas, house manager

= Dellers Court, Taunton, £695pcm, laundry, guest suite, 24 hour care line, communal
areas and activities, house manager

= Bishops Court, Wellington, £650pcm, 47 apartments, laundry, guest suite, 24 hour care
line, communal areas, house manager

= St James Court, Taunton (Knightstone), 35 0, 1 & 2 bedroom apartments, part time
support worker, community alarm, guest suite, laundry, lounge from £403pcm

= Clifford Ashman Court, Taunton (Housing 21), 27 0 & 1 bedroom apartments, off-site
staff, community alarm, guest suite, laundry, lounge

» Elizabeth House, Taunton (Sanctuary) 26 1 bedroom extra care housing apartments, off-
site staff, community alarm, guest suite, laundry, lounge

2.4. Conclusions

In summary, there will be a strong ongoing requirement for older person’s accommodation in
the Taunton area but trends in provision and population mean the need to ensure Taunton
Deane Council’s sheltered housing is catering for a) aspiration and b) local social care priorities
is high. Flexibility to respond to changes in revenue funding will be required alongside any
revised approaches to the physical assets.

It is important to note that two separate analyses of need have found there is no current need
for additional affordable specialist rented accommodation. The data suggests that whilst there is
need for more accommodation to meet the needs of older people in the main population centres
of Taunton and Wellington, the emphasis in new provision in the area should be on products for
ownership and for more specialist provision. This is a role the council could play alongside other
providers should it wish to.

The data also indicates that there may be demand problems for older social rented sheltered
accommodation in the immediate future. This may continue in the longer term in some areas,
although overall it is likely that increased need will bring pressure on the accommodation
provided. There are quite a few new retirement properties coming to market, although the
majority are for ownership and appear to be targeting more affluent households. It is feasible to
conjecture that demand for the Council’s current provision could also be impacted by residents’
changing aspirations should new, more desirable, provision arrive in the area. However this all
assumes that other current providers of lower cost rented sheltered accommodation do not
reduce current levels of provision or restrict lettings to certain groups of people. Officers have
pointed out that financially disadvantaged applicants and those with more challenging needs
find it more difficult to access other provision, and that local lettings trends continue to make the
council’s sheltered provision more readily accessible to the current main customer base. This
may suggest that Taunton Deane Borough Council’s sheltered and Extra Care Housing will
continue to be accessed by this group in the future.
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There is a clear need for sheltered housing to support other social care agendas, and an
increasing expectation from local professionals that it will do so. To maintain opportunities and
reputation, as well as to meet statutory duties, the Council will need to have an eye to the
suitability of its sheltered stock for new agendas that are likely to endure beyond changes in
political leadership.

Although action has already been taken to put revenue funding for the Council’s sheltered
service on a sustainable footing, it is likely that central government will change funding models
in the next few years in a way that would impact on Taunton Deane Borough Council. Even
after development of a new strategic approach to the physical assets, the service will have to be
prepared for further reform to work effectively with a new, currently unknown, framework so that
it can ensure long term sustainability of the Council’s sheltered housing provision.
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3.  Stock profile and condition

3.1 Overview of portfolio and stock condition

The Council’s sheltered housing stock includes 980 dwellings across three neighbourhoods,
Halcon, North Taunton and Wellington. The geographical location of properties is illustrated
below.
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Figure 1: Location of sheltered housing properties

The portfolio is a mix of 586 flats and 394 bungalows. A breakdown by scheme is set out at
Appendix 1. Almost 50% of the flats are first floor without lift access resulting in 253 properties
(26%) not suitable for elderly people with mobility needs. Many of these properties are
beginning to be difficult to let where there are other factors that are make the property less
attractive to the client group, for example, less favourable location or small flat size. However,
central Taunton and Wellington schemes with upstairs flats and stairs continue to be popular.

The properties were included in the recent stock condition survey. The survey covered 50%
individual spaces and 100% communal spaces. This provides estimated costs for future
investment of major components (e.g. kitchens, bathrooms, windows, doors, roofs) etc.
Estimated costs were also included for ongoing management of asbestos based on the age of
the dwellings. The total investment need of the properties over the next 30 years is estimated
at £26.3m (excluding inflation).

The profile of expenditure need is illustrated below. As with the whole stock, this shows regular
peaks of investment need, both in the short, medium and long term. These peaks and troughs
occur at broadly similar times in each neighbourhood.
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TDBC Sheltered Housing Future Investment Need

T T T T T 1

Yrs 1-5 Yrs 6-10 Yrs 11-15 Yrs 16-20 Yrs 21-25 Yrs 26-30

£6,000,000

£5,000,000

£4,000,000

£3,000,000

£2,000,000

£1,000,000

£0

M Total future investment need

Figure 2: Sheltered Housing Future Investment Need

The average 30 year future investment need per unit of the sheltered housing stock is estimated
at £26,884. Across the whole stock, a total of £190m is estimated to be required in the
business plan, which represents an overall stock average of nearly £33,000 per dwelling. The
overall stock average is high because it reflects the high investment need of non traditional
general needs stock. Nevertheless, the gap between assessed per-unit investment need for
sheltered and general needs is significant. Given the knowledge of changing demand, changing
local provision, and work carried out to assess performance against the Taunton Deane
Borough Council standard, the gap does prompt a question as to whether additional
expenditure on the sheltered housing stock could be beneficial to fund improvements that would
ensure it continues to meet the aspirations of residents now and in the future.

The survey indicates that generally the sheltered housing properties are in overall fair condition,
with most building element deterioration being in line with the life expectancy of the elements.
There is evidence of past capital investment to the main elements such as kitchens, bathrooms
and windows etc. That said, the overall provision of general amenities is relatively basic and a
majority of schemes would benefit from attention to address the following

= Poor access due to badly maintained paths, thresholds in doorways and type of door,
stairs and steps, baths, positioning of fittings such as shower controls, spy holes, door
entry systems

= Common areas requiring redecoration to make them bright and welcoming

= No dementia friendly signage or colour schemes

= Limited lift access to upper floor flats

= No scheme Wi-Fi availability for tenants

» Bin stores with poor accessibility

= Limited security sensor lighting

These issues are reflected in many of the lower scores in the scheme appraisals set out in
section 4.3 below. The issue of access was the main issue of fithess for purpose expressed by
Taunton Deane tenants and staff, so it has been placed at the top of the list above.
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3.2. Asset performance evaluation

Taunton Deane’s asset management strategy is supported by an analysis of the performance of
the stock against a range of social and financial criteria. This analysis has included the
sheltered housing stock. Financial performance has been assessed using the 30 year net
present value (NPV) of operating cashflows. Social performance is assessed against a range of
factors linked to the Council’s overall corporate objectives, many of which are relevant to
sheltered housing, including resident satisfaction, health deprivation, turnover, demand and
geographical proximity to key services.

3.2.1. Financial analysis

The 980 sheltered housing properties represent 17% of the total stock of 5,769 rented
properties. The NPVs of the cashflows of the sheltered housing properties total £14m,
representing 15% of the total of £95m. The average NPV for sheltered stock is £14,267, which
is 13% lower than the average for the whole stock. This is driven by low rents associated with
this stock, and in some cases high voids.

The range of NPV per unit is illustrated below, with each bar representing the average NPV of a
scheme or asset group. This data is also included in table format at Appendix 1.

TDBC Sheltered Housing Financial Performance

Overall stock
average £16,445

Sheltered
average
£14.267

£0 £5,000 £10,000 £15,000 £20,000 £25,000

Figure 3: Sheltered Housing NPV analysis

The chart illustrates the wide range of performance across the stock. While the financial
performance of the majority of schemes is below the whole stock average, there are some
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strong performers, predominantly bungalows including at Lodge Close, Middleway,
Chapman/Roland all in Wellington, Creedwell Orchard in Milverton, and Leachs Field/Quantock
Road, Treborough/Fletcher Close, Heathfield Drive/Richards Crescent in North Taunton and
Charter/Milton/Coleridge and Polkesfield/Dinhams in the Halcon neighbourhood.

Flats perform more poorly than bungalows financially in the majority of cases. The poorest
financial performance is identified at flats at Kilkenny, Lyngford Road/Place, Broomfield House
and Warwick Road/Slapes Close in North Taunton, and Moorland Place and Monmouth Road,
South Road/Tauntfield Close at Halcon. Poor performance is driven predominantly by low rents
charged for small properties. Higher than average void loss is also driving poor performance at
Kilkenny, Lyngford, Broomfield and Moorland. Higher than average investment need is a driver
at South Road/Tauntfield Close, but not at other schemes. Kilkenny void loss is affected by
major works linked to recent investment and is unlikely to be an issue with an ongoing healthy
waiting list. When taken into account these factors will improve Kilkenny’s performance and are
not reflected in the NPV figures currently.

3.2.2. Non financial analysis

Each scheme was also included in the non financial or social sustainability analysis carried out
for the whole stock. The indicators were designed to fit with the Council’s overall social housing
objectives and while not specific to sheltered housing, contain many factors relevant to the
future sustainability of the sheltered portfolio. The full range of indicators used is illustrated
below.

Data Indicators Weighting

Excellent Services Resident satisfaction with place 7.7%

(38%) Resident satisfaction with home 7.7%

Anti-social behaviour and total crime 7.7%

Rent arrears 7.7%

Noise complaints & environmental health complaints 7.7%

Supporting the Most Health IMD 7 7%
Vulnerable

(38%) Education IMD 7.7%

Employment IMD 7.7%

Benefit take up 7.7%

Tenancy Turnover 7.7%

Investment in Homes Barriers to housing and services, Geo. Access IMD 7.7%

(23%) Fuel poverty (Heating type and Income deprivation) 7.7%

Rates of bidding 7.7%

Table 4: Non financial indicators used in whole stock sustainability analysis.
The best and worst performing sheltered schemes against this analysis are illustrated below.

The letters F/M and B indicate flat/maisonette and bungalow.
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Total

Total SupportingTotal Combined

Excellentthe Most [Investmentsustainability
Asset Groups Services Vulnerablein Homes score
Patch 9 Fairwater F/M Trad 1980 - 1999 GN + 6 Shelt (Willie Gill) 6.0 7.0 6.3 6.5
Shelt - Wellington - Bovet/George B 6.0 6.4 7.0 6.4
Shelt — West Wellington area - Creedwell/Plain Pond F/M + 4 B 5.0 8.6 4.0 6.2
Shelt - Halcon - Greenlands F/M + 6 B 7.2 5.8 4.3 6.0
Patch 9 West Monkton F/M Trad 1965 - 1979 GN + 5 Shelt
(Heathfield) 5.4 6 43 6.0
Shelt - Halcon - Moorland/Crossway B 5.2 1.6 4.0 &5
Patch 7 Lyngford F/M Trad 1919 - 1944 GN + 2 Shelt (Lyngford 24 16 70 3.2
Place)
Shelt - Halcon - Monmouth F/M + 3 B 4.6 2.0 2.7 3.2
Shelt - North - Lyngford F/M 2.8 2.2 4.3 2.9
Shelt - Halcon - Moorland/Crossway F/IM 3.6 1.4 3.7 2.8

Table 5: High/Low performing sheltered schemes from social sustainability analysis (whole
stock).

Low scores are driven by high levels of deprivation generally in the community, as well as low
demand/high turnover for the sheltered schemes, low levels of resident satisfaction and in some
cases high levels of complaints relating to noise and environment issues.

This analysis has been used in the asset management strategy for the whole stock, in order to
identify those units where the relative position of financial and non-financial performance may
inform the nature of intervention that could improve performance. For example

= a high NPV but low sustainability score may indicate a need for community investment,
alongside asset investment to improve the Council’s ability to deliver its housing
objectives, in the case of sheltered housing, to ensure the long term attractiveness of the
scheme to future residents.

* a low NPV but high sustainability score may indicate a need for regeneration or
redevelopment to improve the physical quality of the buildings in an area of high
sustainability.

3.2.3. Sensitivity analysis

We have carried out some additional sensitivities on the financial performance of the stock, in
order to reflect specific issues relating to supported housing. This is a test to see where
pressure could be experienced in the business plan if certain circumstances arise — it does not
reflect or expressly recommend changes to the business plan.
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Support costs

One risk faced by many social landlords is that the cost of providing support and services to the
schemes is higher than the amount recovered from service charge. The demise of Supporting
People funding has meant that Taunton Deane Borough Council has already had to take steps
to manage this risk. Commissioning practices have changed with a stronger focus on outcomes
and this is reflected in Taunton Deane’s policy of needs based support provision.

The recent service charge review has introduced funding for staffing (Intensive Housing
Management (IHM)) and community activities through service charges paid by all tenants, with
additional outcome focused support funded from County Council grant provided to tenants with
higher needs following assessment. This removes the need to consider sensitivities around
unfunded service or support provision.

However sheltered housing providers face other risks to income and costs which could impact
on the future financial sustainability of schemes. The major issues to be considered include

= Additional expenditure required to bring schemes up to a new supported housing
standard

» Restrictions in income as a result of welfare reform, limiting rents and service charges to
Local Housing Allowance (LHA) levels from April 2019.

Increased capital expenditure requirement

The survey has identified that additional expenditure would be required in order to improve the
communal aspects of many schemes, including improved communal decoration, dementia
friendly signage and sensor lighting. There are other aspects externally such as improved
access to bin stores, scooter storage and environmental improvements. The needs of each
scheme are different and detailed surveys would be required to confirm costs in each case. As
a test of affordability we have included a provision of £20,000 to each scheme to provide
resources for required improvements. As stated above, this is a test rather than a
recommendation, and is not reflected in the business plan. We have only applied this allowance
to schemes with flatted blocks. While this would provide a level of funding for items listed
above, it will not resolve larger issues relating to lift access and other issues remain, such as
access to the scheme itself which cannot be resolved through increased expenditure. The
results of this sensitivity are illustrated at Appendix 2.

The increase in expenditure reduces the NPV in all cases. Smaller schemes show a larger
reduction, as the average spend per unit is higher. Sheltered housing cashflows are already
weak and therefore any increase in expenditure needs to be carefully considered in this context.
Any further reduction in the worth of these cashflows would reduce business plan capacity
further, which would impact on other investments in other parts of the portfolio. Long term
demand for the scheme will be a factor in considering whether further investment represents
value for money.

One issue to highlight in particular here is the position regarding Kilkenny Court. The scheme
has the lowest NPV of all supported housing at £8,393. If the additional expenditure of £20,000
is assumed to be required, this reduces the NPV to £7,998.
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However, there has been a considerable amount of recent investment at the scheme, including
the installation of wet rooms and refurbishment of individual units. The stock condition survey
identified a future expenditure requirement of £32,300 per unit over 30 years (average),
including £441,500 needed in the short term in the first 5 years. It would appear from the recent
history of improvement works that some of this work has already been carried out, and therefore
ongoing capital expenditure requirement would be reduced. If the work carried out to date
meant that investment need in the next 5 years is half that predicted at the time of survey, this
would increase the NPV of cashflows to £12,366 per unit, moving it into the mid range of
financial performance.

Reduced rental income

Another potential risk is that rents and eligible service and Intensive Housing Management
charges are limited to LHA levels in future. Modelling the impact of this can only be illustrative
at this stage as many details of the implementation of this policy are not yet confirmed by
government. The model assumes static stock, rents decreasing 1% annually from 2017, and
service/lHM charges increasing annually by CPIl. The higher Intensive Housing Management
charge from 2017 has been included in the model. The model assumes full occupancy of each
property, but under-occupancy is explored further below.

Based on this, from April 2019 there will be 168 properties with rents and charges that are
above LHA rates, despite being eligible for full payment under the current housing benefit
system. A further 314 properties have rents and charges within £5 of LHA rates.

Intensive Housing Management charges are pushing rents above LHA rates. There are no
properties whose rent and eligible service charges alone are above, or indeed within £5 of, the
LHA rate.

The breakdown of those that would be above the rates is as follows:

Extra care Sheltered Total
£0.10-£4.99 50 80 130
£5-£9.99 26 0 26
£10-£15 12 0 12
Total 88 80 168

The proposed policy is that from April 2019 supported housing tenants will not be able to claim
more than LHA levels for their accommodation. This will apply to all tenants at once and is not
being phased in as originally proposed. If their rent (plus eligible service and support charge) is
above LHA rates then a local authority may choose to pay the balance. Increased funding will
be passed to local authorities, based on current spending, and ringfenced for this purpose. It is
not clear whether this funding will come to county or district level, or if the payment will be
agreed per person or per landlord/scheme — discussions around administrative practicalities are
ongoing.
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In Taunton Deane’s case an Intensive Housing Management charge is included in rent for low
level support provision. Higher level support is funded by the County Council and not through
rent, so these costs are not caught by the cap.

The properties where IHM charges push rent above LHA rates should be considered as a risk to
future income, because funding from the local authority to cover the shortfall is not guaranteed.
The authority will need to make choices about which supported housing properties in the area to
fund from its finite pot. It is possible that shortfalls could be passed on to tenants if they were
not covered by the separate funding stream, as they are for the most part manageable
amounts. However this would be on top of payments for the alarm service which many
sheltered tenants already pay.

It is possible that potential under-occupancy will become an issue for people above retirement
age when LHA rates are applied to sheltered housing. The under-occupancy charge (bedroom
tax) that applies in social housing is for working age households only. However, if the LHA rules
that apply to private rented tenants were applied in social housing as well as the caps, this
position would change.

LHA is only payable for the number of rooms a household is eligible for rather than the number
of rooms they actually have. People living in sheltered accommodation tend to be single people
or couples, and therefore are usually only eligible for one bedroom. Taunton Deane has 79 x 2
and 3 bed sheltered properties where tenants could be at risk of not having the full rent taken
into account in benefit assessments because of the LHA rules. Government has not published
the detail of how LHA caps would operate, so there is no certainty that the under-occupancy
issue would arise. However it is something Taunton Deane should be mindful of until proposals
are formally confirmed.

Rents for 56 of these properties are higher than the 1 bed LHA rate, with the shortfall ranging
from £0.18 to £14.65 per week. 31 are above £5 and a further 6 are above £10. If the IHM
charges are excluded, only 4 properties are higher than the 1 bed rate and a further 29 are
within £5.

The council may wish to consider its allocations policy for 2 and 3 bed sheltered
accommodation. It may also wish to review those with the highest rents with a view to re-
designating as general needs on relet. This would help to avoid problems created by reduced
demand or rent arrears in coming years.

Sheltered schemes that are particularly affected by the new LHA policy are Middleway,
Tauntfield Close, Robin Close and Greenlands. Both Extra Care schemes are affected.

3.2.4. Conclusions from asset performance evaluation

The results of both financial and non financial analysis for the whole stock have been used to
inform the identification of poorly performing schemes where options appraisals are required to
consider options for improved performance.

The results of the financial evaluation of performance show that the poorest performing
schemes tend to be flatted schemes including Lyngford Road/Place, Broomfield House,
Warwick Road/Slapes Close in North Taunton, and Moorland Place and Monmouth Road,
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South Road/Tauntfield Close at Halcon. Kilkenny could also fall in this category, although
performance could be improved if the value of work recently carried out is taken into account.

The social sustainability analysis mirrors this picture, with flatted schemes performing more
poorly in particularly at Moorland Place and Lyngford Road/Place.

These results have then been supplemented with a scheme by scheme analysis against the
aspirational sheltered housing standard in the following section.
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4.  Sheltered Housing Standard

4.1. National best practice

Understanding of the housing needs and aspirations of older people is developing as the profile
of Britain’s older people changes. This can come from practical experience of what works (e.g.
to maintain health and wellbeing) or from gathering the views people who are, or soon will be,
classed as ‘older’. Standards for housing can, and should be, rooted in ways that mean older
people’s housing can best respond to this emerging understanding.

There has traditionally been a lot of focus on how physical design can best support positive
outcomes for older people. The areas specified have been updated as technology has improved
and awareness of its potential to support social care outcomes has grown. Recently, increased
emphasis been placed on service availability and facilitation of social connections.

Physical design standards recommended by HAPPI and HOPDEV remain valid today, although
changes in technology and increased emphasis on dementia and mental health should be taken
into account. They indicate that standards should include:

= “Housing should be well designed with growing older in mind: it should meet the needs of
all age groups. We should build adaptable ‘homes for life’;

= Space is important: we often need room to accommodate visiting family or a carer and
need good storage space;

» Housing design should be user friendly, low maintenance and safe — a downstairs WC
and bathroom with shower and bath are especially important. Our homes should also be
affordable to heat;

= Access to green, private space and a safe neighbourhood is important, as is housing that
is accessible to good local transport, facilities and amenities;

= Access to independent information and advice about our housing options is needed;

= Support is necessary for people to stay living in their own homes. A reliable repairs and
adaptation service is needed for that bit of help around the home;

= But above all, people want to be listened to, to be involved in the design of everything
that will affect us, from planning and lifetime homes standards, to the creation of safe
environments, to testing new equipment and IT devices™.”

This last point is picked up by HAPPI3 a follow-up to the 2009 work. It expressly states a need
to move beyond design factors and to focus on approaches to provision that will encourage
people to make confident moves into retirement housing. Standards drawing on the points
raised in this report should include:

= Clarity on service charges, fees and management arrangements
= High level of resident control over decisions affecting the home and provision of care

* CLG National Housing Strategy for Housing in an Ageing Society (2008), page 21.
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The Centre for Better Ageing® commissioned a study of the opinions of older people. By asking
people about their priorities, concerns and preparedness for later life the study identified six
household segments that can categorise older people. These segments indicate how
households may be experiencing life, especially in terms of finances, social connectivity, health,
and feelings of wellbeing. Some of these segments will be more prevalent in rented retirement
housing, and the nuances are useful to inform service planning. At risk of oversimplifying,
reduced financial resources correlate with worse health and reduced social connectivity so more
focus on these would be required to achieve levels of wellbeing comparable to other segments.
The findings suggest that standards should reflect:

»  Proximity to amenities (transport, social and medical)
= Ability for residents to remain in areas in which they are already established
= Facilitation of social connectedness to assist those who find it hardest.

Residents’ priorities and concerns should inform standards adopted by providers for their
retirement housing, as should understanding of how the design and functions of that housing
impact on health and wellbeing outcomes for residents. Needs and expectations do change as
the older population changes and awareness of how some of their challenges can be addressed
develops. Standards therefore need to take in current priorities and capacity but also leave
flexibility for future evolution so that physical assets that are likely to be in use for a long time
can remain current and relevant.

4.2. Developing a standard for Taunton Deane

Taunton Deane Borough Council has recently drafted its own standard for sheltered and extra
care housing and is considering whether to adopt this. If adopted, the standard will form part of
a toolkit for assessing the future viability of a sheltered housing scheme. It identifies the key
attributes of good sheltered housing and where a scheme meets or falls short of these
attributes.

The standard has been developed by staff in consultation with the Supported Housing
Development Group (sheltered and extra care) and by the Tenants' Forum. Not all aspects of
the standard are currently part of the Council's approach to sheltered housing. In order to
consider the feasibility of adopting this standard, and in order to understand the relative
performance of each group of properties, a scheme appraisal has been carried out across the
sheltered portfolio which assesses each scheme against the standard.

The standard measures a range of attributes including design, accessibility, security, location,
presentation, the physical condition of the scheme, and demand. To reflect the constraints of
existing buildings, it sets a higher standard for new build than existing properties. It covers both
hard and soft criteria, just as residents’ own criteria do, so by its nature will not be entirely
objective. It provides a useful assessment of the scheme which, together with other
sustainability factors, will improve planning and investment decisions. A scheme which does not
match these exact standards can nevertheless, in the right location, provide good quality
retirement housing in the medium term for those with minimal support needs and where
investment requirements are modest.

® Later in life in 2015: An analysis of the views and experiences of people aged 50 and over; Centre for Better
Ageing/lpsosMORI; December 2015
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Its core components cover communal areas, individual accommodation, and external areas.
Optimising access is a key concern in all areas of the standard. In summary, the standard
covers:

Communal

= Communal areas that are well decorated, bright, welcoming, sensor lighting and
dementia friendly signage.

= Communal facilities/meeting halls that are warm, welcoming, well furnished, carpeted or
with hard wearing anti-slip flooring as appropriate, with cooking facilities, Wi-Fi (also
accessible to individual flats).

= Main entrances with secure entry, porches, fire doors that can be fob activated to act as
additional entrance doors, door entry systems.

= Accessible

= Wind and weather tight — with good quality thermal insulation

= Well maintained and easily accessible lifts (where lifts are in place)

» Guest rooms with shower/WC, regularly decorated in ECH.

Individual

» Adequate living space, with separate bedroom(s), and living areas that are large enough
for dining and comfortable seating or for family members to stay (particularly if there is no
guest room in the scheme)

= Accessible for wheelchair users e.g. easy-opening doors, turning space, fixtures at
appropriate height

= Windows - Double glazing, easy open, secure.

= Secure flat entrance doors, preferably with letter boxes.

= Efficient heating systems, with ability to control temperature in individual rooms, low cost
in use

= Sound insulation between dwellings

=  Well ventilated modern bathrooms, with shower facilities (or a wet room in ECH)

= Service and facilities to enable people to remain in their own homes — e.g. life line,
telecare, adaptations

= Modern kitchen facilities and kitchens that are large enough to house 3 white goods
(particularly if there are no good quality laundry facilities on site)

External

= Safe and accessible paths

= Access to amenities — local transport, shops and social facilities

= External lighting

= Scooter storage and recharging facilities

» Adequate car parking — with good signage and resident priority

= Good quality accessible landscaping,. with seating and patio areas and secure fencing
= Appropriate bin stores

Some separate criteria have been included for extra care housing. This reflects the different
expectations of the two types of provision so, for example, the extra care standard requires
meeting rooms on site rather than in the locality, requires communal bathing facilities, and
includes external landscaping and scooter storage.
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The full standard for supported and extra care housing is presented in at Appendix 3.

4.3. Appraising existing schemes against the standard

Methodology

All of the Council’'s sheltered properties were appraised against the standard by staff with
knowledge of the properties. The first appraisals were facilitated by Savills to ensure a
consistent approach. The sheltered stock in Taunton Deane does not comprise traditional
sheltered ‘schemes’ with a block of flats with a common entrance and communal on site
facilities such as a meeting room, laundry etc.

For the purposes of scoring, the properties have been grouped with other sheltered properties
on a geographical basis to form ‘schemes’, broadly aligned with the groupings in the asset
performance evaluation (although bungalows and flats were not separated). This approach
enables the Council to structure discussions and assumptions about likely investment
programmes

The appraisal rated the schemes on a range of measures including their size, presentation and
location as well as the facilities provided and the activities which are promoted. Schemes were
awarded a maximum of 4 points for each aspect of the standard which they met.

Some items within the standard are only relevant to schemes which have communal entrances,
and are therefore not applicable to a number of schemes. The percentages for the schemes
have therefore been calculated based on the total score available to that scheme based upon
the available facilities.

Overview of results

Generally, the schemes appear to do fairly well on size and standard facilities. However,
location and accessibility are an issue at many schemes. Overall, a large proportion of schemes
scored below 50% of available points making them appear relatively poor. The 14 best and
worst performing sheltered schemes against this analysis are illustrated overleaf. The full
results of the appraisal are at Appendix 4.
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Scheme | Potential

Facilities Scheme Name Total Total

%

No communal Bruford close & Manor Drive 31 84

Communal Broomfield 42 108 38.9%
Communal Warwick Slapes Dorchester 44 108 40.7%
Communal Polkesfield, Dinhams 45 108 41.7%
No communal Creedwell Orchard 35 84 41.7%
Communal Dowell 46 108 42.6%
Communal Lyngford Rd and Place 46 108 42.6%
Communal Newton Rd 60 108 55.6%
Communal Robin & Chaffinch 61 108 56.5%
Communal Churchill, Middleway 69 112 61.6%
Extra Care Lodge Close ECH 74 112 66.1%
No communal Bovet, George St and Stedhams 57 84 67.9%
Extra Care Kilkenny ECH 90 116 77.6%
Communal Creech-barrow only 93 108 86.1%

Table 6: High/Low performing sheltered schemes from scheme appraisal against sheltered housing
standard

Of the 5 schemes which have no communal facilities, only 2 scored over 50% of the available
total. Of the 23 schemes which do have communal facilities, only 9 score over 50%. Staff who
were involved in the scoring of the schemes have indicated that in some cases this may be
partly driven by a small number of outlying properties being added to the 'scheme' and bringing
down the overall total. Similarly staff expressed the view that in some cases the blocks of flats
are ‘pulling scores down’ where these are mixed in with bungalows. In these circumstances staff
knowledge has been overlaid on the raw scores before decisions are taken on next steps.

This analysis makes clear that a large proportion of schemes fall a long way short of the
aspirational standard. However it should be recognised that the standard and its requirements
are new, and that they reflect fairly recent changes in both sector practice and customer
expectation. Time and money will be needed to meet these standards.

The scheme appraisal process has identified a number of commonly occurring factors which
prevent schemes from fully meeting the standard:

= Many communal front entrances have a ‘lip’ on the door way making them inaccessible
for wheelchairs

= Lots of the first floor flats do not have lifts and some cannot accommodate stair lifts

= Current investment standards include like for like replacements of baths rather than the
installation of a shallow shower tray or wet rooms

» |t has not been policy to fund automatic doors or wet room style bathrooms.

= Most sheltered schemes do not have scooter charging points at present

* No schemes have dementia friendly signage and colour coded floors that would aid
orientation.
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Descriptions of the worst and best performing schemes give a flavour of what drives the
appraisal scores.

= Worst performing schemes

The poorest performer of the schemes with no communal facilities is Bruford Close/Manor Drive
which scored a total of 31 points (36.9%) with Bruford pulling down the overall score, closely
followed by Creedwell Orchard with a total of only 35 (41.7%).

Bruford properties are referred to as ‘mini flats’ due to their small size. The main issue at
Creedwell Orchard is the lack of accessibility on the whole site. The scheme is not well lit, the
residents have decorated the communal areas themselves making it difficult for TDBC to control
the quality and it is also difficult to access. The flats do not have modern bathrooms and lack
storage as well as having storage heaters. Parking can be an issue as people visiting the
neighbouring Doctor’s surgery often park at and around the scheme. The scheme has a good
meeting room and there are shops locally as well as being on a bus route. There are also
general needs properties at this scheme.

Of the schemes which have communal facilities, the poorest performer was Broomfield with a
total of 42 points (38.9%). The scheme is in a decent physical condition according to staff, but it
is built on a slope with steps between blocks and down to the bin store and a step up to the
communal kitchen and meeting room. The communal corridors are narrow with no space to turn
a wheelchair. The scheme has limited parking with only 5 spaces and no disabled bays or
ambulance point. The individual properties are small with a non-visual door entry system and
communal heating with individual controls. On a positive note, the scheme is on a good bus
route and has a hardwired telecare system. Investment could be made to improve the heating
system and to do some remodelling, but this would be expensive and would still leave a number
of issues unresolved.

= Best performing schemes

The highest performing sheltered scheme is Seabrook House in Creechbarrow Road. This is
based on assumed scores as the properties are a new build which is still in development.

The highest performing existing sheltered scheme with communal facilities is Churchill,
Middleway. The reasons given are good outside space, accessible, well lit with good parking
provision and a good meeting room. The internal scheme accessibility is not so good, there is
no door entry system and the interior is not particularly welcoming. The bungalows and
individual flats have good space and modern kitchens and bathrooms with plenty of storage and
an individually controlled heating system. Some simple and relatively inexpensive work could be
carried out which would considerably improve the overall score.

Concluding thoughts - potential responses

Schemes could be altered so that they score much more highly against the standard, but few
cheap quick wins are evident with the exception of improving orientation/signage and
maintenance on paths that have become inaccessible with overgrowth. Interventions would
generally require one or both of:

= Changes to major repairs programmes e.g. changing specification for bathrooms or
communal external/internal doors
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= Physical remodelling e.g. to increase space; provide meeting rooms and scooter
charging points; improve communal hallways; or create level access.

Some schemes score poorly due to limited parking space or lack of proximity to shops and
services, and it may not be possible to remedy these.

The Council has mapped out unsuitable sheltered properties to be swapped out for more
suitable properties. This will improve the sheltered stock profile but not deal with all of the low
scoring properties.

We understand that the Council has carried out further investigations to consider the
expenditure that would be required to adopt the standard where feasible in each scheme. The
sensitivity analysis carried out as part of the financial evaluation shows that the cashflows for
the majority of schemes are already weak, with limited capacity to bear additional expenditure,
without subsidy from the broader business plan.

However, whilst working in the constraints of prioritisation for expenditure and working within
Business Plan allowances, it should be possible to take some positive steps towards the
standard over time. We understand that efficiencies have already enabled funding to be
identified for improvements that will move towards the standard. In addition provision can be
made so that components appropriate to meet the standard can be used in void or responsive
repairs, and this would bring improvements over time.
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5. Options appraisal

5.1. Identification of candidates for options appraisal

Options appraisal is the next step after the performance of assets has been ascertained. It is a
consideration of ways to address poor financial and social performance of an asset, carried out
because action can reduce long-term pressure on the business plan and free up financial
capacity to invest in more sustainable existing stock, new stock, or other priorities. It can also
reduce vulnerability to further income shocks such as rent reductions, increased bad debts etc.

The criteria for identifying schemes for further review is based on

= schemes which score poorly against the sheltered housing standard, and could not
reasonably be brought up to standard some of which also have a poor NPV below
average for Taunton Dene overall stock

= schemes where opportunities exist to expand and improve land use

Several schemes were identified for further review. They were appraised for both development
and investment potential as follows:

= Sell as development opportunity

= Sell as market rent investment opportunity

» Retain as Council-led affordable housing development opportunity
= Retain as Council rental investment opportunity.

Where schemes scored poorly against the sheltered housing standard but NPV was good, ways
to retain and improve stock were identified.

5.2. Appraisal methodology

The following key assumptions were used to appraise redevelopment and use as market rent:

1. Decommission and sale on the basis of a purchaser redeveloping the site for a new
residential scheme:

= A planning policy compliant scheme mix — 25% affordable housing where a
requirement is triggered (with potential Vacant Building Credit to offset a proportion of
the 25% affordable housing requirement)

= Market comparable residential values

= The Council’s costs of achieving vacant possession estimated at £8300 per sitting
tenant

» Build costs estimates based on information from the Building Cost Information
Service (BCIS)

» Professional fee allowances and disposal costs estimated by Savills using industry
standard assumptions

2. Decommission and conversion to market rent (this could also be the Council or Council
company as purchaser/investor):
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= All units let out at market rents using Savills comparables
= Minimal capital investment set at £10K for 1 bed, £15K for 2 beds, and £25K for

bungalows.
= 15 year investment period
=  Voids 2%

= Bad debts 3%
= £500 maintenance per unit per annum
= £1000 management and admin per unit per annum

The option of demolition and reprovision of social rented homes is not recommended as the
sites yield marginal gains in terms of density and return on investment.

5.3. Site appraisal commentary

Development potential

All of the sites have some residential development potential but are mostly relatively marginal
opportunities. The appraisals, based on planning policy compliant development mix, all
currently show negative land values. These positions would improve by applying less cautious
assumptions including reduced affordable housing requirements, higher densities, and some
cost reductions. Vacant Building Credit may offset a proportion of the 25% affordable housing
requirement. These are the measures that developers would take to reach positive land values.
These tactics, coupled with competitive tension, often produce higher land values when
opportunities are put to the market. However it should also be noted that many of these sites
are not the easiest development opportunities; key issues acting as a drag on land value
include low underlying residential values, lack of market depth and physical site characteristics.
The sites are unlikely to attract larger housebuilders given their size, location, and availability of
more attractive sites. Smaller developers/contractors may be attracted if appropriate pre-
marketing is undertaken.

Investment potential

More central sites have some investment potential given their location and the existence of a
rental market. More rural sites are less likely to be of interest to rental market investors given
the relative weakness of the rental market in these locations. Other key issues will be the
current condition and configuration of the residential units and the capital investment
requirements, both of which have not been assessed as part of this exercise. We are aware
that some of the units are small and not necessarily optimum for the rental market. This
translates either into the need for greater capital investment to configure them to be more
market facing, or a lower value based on it being a less than optimal product and therefore
attracting lower rents. Other options include the Council converting to general needs where
demand exists; increasing rents to Affordable rent levels as part of a development funding
agreement with the Homes and Communities Agency; retention by the Council for market rent
levels potentially through a Council owned investment vehicle; and converting to temporary
accommodation / homelessness prevention accommodation Another practical option would be
disposal to contribute to the higher value assets levy to be imposed on council by DCLG. This
would need to be fully explored in light of the need to gain vacant possession. In exploring all of
these the Council would need to be mindful of the same underlying market issues that any other
investor would consider.
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6.

6.1.

Future strategy

Review conclusions

This review of sheltered housing stock has been conducted to inform development of the
Council’s future sheltered housing strategy. It has considered matters relating to the physical
stock including:

Physical standards that would ideally be met by all the Council’s sheltered housing

The financial viability of the current stock and its capacity to contribute to identified needs
now and in the future

Future options for underperforming stock, in terms of how different approaches could
contribute to addressing identified challenges and meeting needs and aspirations.

As far as possible it has taken into account local changes to revenue funding and impending
changes to housing benefit for benefit dependent tenants.

The review does highlight some challenges for Taunton Deane around its sheltered stock.

In summary:

The challenges relate to its limited positive contribution to the business plan, limited
capacity to provide a standard of accommodation that many residents and professionals
would aspire to, and pressure that would be placed on the business plan by investment
to achieve the aspirational standard.

Options for addressing these may seem more limited than would be ideal. However there
are constructive approaches that can be taken to tackling these challenges.

The conclusions are that:

Generally the sheltered housing properties are in overall fair condition, with most building
element deterioration being in line with the life expectancy of the elements. Stock
condition is for the most part not a drag on financial or social performance of the
properties
The properties do not perform well against the council’s aspirational standard, which
relates to how physical design and facilities match customer expectations and could
impact on quality of life or wellbeing. Location and accessibility are a particular drag on
performance across much of the portfolio, and size also features in some schemes.
Delivering improvements would therefore be costly, although Taunton Deane’s non-
scheme based model of provision offers some other opportunities to improve the profile
of the portfolio over time
Much of the stock will continue to meet an identifiable market need, but it would be wise
to anticipate pressures arising from reduced demand
o The range of people the stock appeals to is likely to narrow, as market provision of
options for better off households expands and has a stronger appeal to
aspirations. The physical design of much of the council’'s accommodation may be
a deterrent, although the cost may be an attractor
Cashflows are weak - this limits capacity for investment and also limits resilience to future
financial shocks
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o The average NPV for sheltered stock is £14,267, which is 13% lower than the
average for the whole stock. This is driven by low rents associated with this stock,
and in some cases high voids

o Some stock does have strong financial performance, above the average for the
whole stock, but this is a minority of properties

= Future financial pressures from changes to revenue are not expected to be severe

o The council has already revised its funding model for support services in light of
changes at county level — this has reduced external pressures but created an
ongoing need for internal subsidy

o The impact of changes to housing benefit in 2019 does not look to be significant,
although consideration should still be given to mitigations especially in extra care
schemes

» Financial pressures resulting from expenditure on the stock beyond what is already in the
business plan would be more significant. Any further reduction in the worth of the
cashflows would reduce business plan capacity further, which would impact on other
investments in other parts of the portfolio. Long term demand for the scheme should be
a factor in considering whether further investment represents value for money

= Some pockets of stock have poor social performance, which largely relates to relative
deprivation and associated social problems in the area they are located

= All of the sites that have both low NPV and poor performance against the Taunton Deane
standard have some residential development potential but they are mostly relatively
marginal opportunities. Limitations are mostly due to site location, property size and the
market in operation around the schemes

= Some of the central sites with both low NPV and poor performance against the Taunton
Deane standard have some potential for sale into a rental investment portfolio given their
location and the existence of a rental market. Again, the size of the properties would be
likely to negatively impact both price and demand.

6.2. Next steps — future strategy

The council aspires to take a strategic approach to sheltered housing strategy that would
ensure provision of housing for older people aligned with local need, deliver solid financial
performance, work towards an achievable best practice standard, ensure the physical
characteristics of properties meet the aspirations of residents, and support the council’s wider
social objectives. In the current environment, and with the physical stock currently designated
as sheltered housing, this is a challenging goal.

The stock caters for an important need in the borough, and the council’s ongoing involvement
with sheltered provision is not called into question by this review. However clear steps to ensure
alignment with need and aspiration, and to reduce pressure on the business plan, should be
identified.
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Actions to achieve the strategic approach outlined above would include:

For the stock with lowest financial and social performance, a commitment to considering
viability of alternative uses within the council remit as natural vacancies occur. This
would involve re-designation of stock, or sale to any council-owned Local Housing
Company, and re-provision elsewhere. Re-designation of social stock would increase
exposure to both the Right to Buy and the cap on housing benefit payable to single
people under 35 years old.

Seeking efficiencies and alternative specifications in the investment programme that
could see performance against the Taunton Deane standard improved within the existing
spending projections

Further consideration of re-development and investment opportunities identified in the
options appraisal. Modelling alternative development mixes, and more in-depth review of
local development and sale markets, could highlight approaches that contribute more
strongly to the council’s objectives

Consideration of whether the council wishes to be involved with provision of retirement
housing for slightly wealthier client groups. The local need has been identified and there
does appear to be a gap in the otherwise buoyant market, and so involvement would
complement the council’s existing offer.

We are aware that officers already have several workstreams underway relating to the
performance of the sheltered housing stock. In operational terms this analysis has already been
used in the asset management strategy for the whole stock, in order to identify those units
where the relative position of financial and non-financial performance may inform the nature of
intervention that could improve performance. This should deliver efficiencies in performance
and, over time, improve quality of sheltered housing provided for residents. Officers have also
been exploring the cost of achieving the aspirational standard and mechanisms for meeting this.

The council’s commitment to sheltered provision is tangible, and residents have benefited from
the successful efforts to maintain stock to a good standard. A firm long term strategy would
build on this commitment and secure appropriate provision for the future.
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7. Appendix 1: Portfolio details and analysis

Property Type
Neighbourhood Scheme name Bedsit | Bungalow | Flat | Grand
Total
HALCON Calway, Coleridge, Trinity 4 40 44
Crossways, Moorland Close and 26 14 40
Place
Greenlands 6 24 30
Harnell, Normandy, Milton 13 24 37
Monmouth, Charter 5 24 29
Newton Rd 3 28 31
Polkesfield, Dinhams 24 7 31
South Road, Tauntfield 21 20 41
HALCON Total 102 | 181 283
NORTH TAUNTON Broomfield 18 18
Darby Way 32 32
Dowell 6 24 30
Fletcher Close, Treborough 14 24 38
Heathfield Drive, Elms Estate, 33 5 38
Richards Crescent
Hope corner Lane and Upper 6 24 30
Quantock
Kilkenny ECH 44 44
Leachs Field 9 9
Lyngford Rd and Place 4 14 18
Triscombe, Lower Quantock 2 8 10
Warwick Slapes Dorchester 30 16 46
Wellesley Road, Grange Walk, 9 45 54
Enmore, Cheddon
Willie Gill 6 6
NORTH TAUNTON 4 141 | 228 373
Total
WELLINGTON Area Bovet, George St and Stedhams 58 1 59
Bruford close & Manor Drive 1 3 4
Chapman, Henderson & Roland 19 22 41
Churchill, Middleway 9 24 33
Creedwell Orchard 15 15
Lodge Close ECH 26 18 44
Robin & Chaffinch 22 9 31
Bulford, Squirrel Court 10 81 91
Plain Pond 4 4
WELLINGTON Total 149 | 173 322
Grand Total 4 392 | 582 978
Table 7: Scheme breakdown by neighbourhood and property types
Taunton Deane Borough Council December 2016
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Scheme Unit | NPV Scheme appraisal grouping
nos | per
unit
Patch 9 Lyngford Kilkenny F/M Trad 1980 - 1999 | 44 £8,393 | Kilkenny ECH
ExCare
Shelt - North - Lyngford F/M 16 £8,833 | Lyngford Rd and Place
Shelt - North - Broomfield F/M + 1 GN 18 £9,153 | Broomfield
Shelt - Halcon - Moorland/Crossway F/M 14 £9,602 | Crossways, Moorland Close and
Place
Patch 9 Fairwater F/M Trad 1980 - 1999 GN + 6 | 6 £10,042 | Willie Gill
Shelt
Shelt - Halcon - Monmouth F/M + 3 B 27 £10,530 | Monmouth, Charter
Shelt - Halcon - South Road/Tauntfield F/M 20 £10,725 | South Road, Tauntfield
Shelt - North - Warwick/Slapes F/M 16 £11,172 | Warwick Slapes Dorchester
Shelt - North - Hope Corner/Quantock F/M 32 £11,308 | Hope corner Lane and Upper
Quantock
Shelt - Halcon - Greenlands F/IM + 6 B 30 £11,435 | Greenlands
Shelt - Halcon - Newton F/M + 3 B 31 £11,458 | Newton Rd
Patch 4 Wellington North Lodge Close F/M Trad | 18 £11,625 | Lodge Close ECH
1965 - 1979 & 1980 - 1999 ExCare
Patch 9 Pyrland & Rowbarto F/M Trad 1965 - | 3 £12,276 | Wellesley Road, Grange Walk,
1979 GN + 3 Shelt Enmore, Cheddon
Shelt - Halcon - Calway/Trinity F/M 40 £12,323 | Calway, Coleridge, Trinity
Shelt - North - Wellesley/Grange F/IM + 6 GN + 9 | 45 £12,494 | Wellesley Road, Grange Walk,
B Enmore, Cheddon
Shelt - North - Treborough/Fletcher F/M 24 £13,115 | Fletcher Close, Treborough
Patch 7 Lyngford F/M Trad 1919 - 1944 GN + 2 | 2 £13,267 | Lyngford Rd and Place
Shelt
Shelt - North - Dowell/Willie Gill F/M + 6 B 30 £13,429 | Dowell
Shelt - Halcon - Normandy/Harnell F/M + 7 B 31 £13,614 | Harnell, Normandy, Milton
Patch 9 Lyngford F/M Trad 1965 - 1979 GN + 6 | 6 £13,637 | Wellesley Road, Grange Walk,
Shelt Enmore, Cheddon
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Scheme Unit | NPV Scheme appraisal grouping
nos | per
unit
Shelt - Wellington - Roland/Chapman F/M 22 £13,935 | Chapman, Henderson & Roland
Shelt - Halcon - Moorland/Crossway B 26 £13,981 | Crossways, Moorland Close and
Place
Patch 4 Wellington North F/M Trad 1919 - 1979 | 1 £13,982 | Bovet, George St and Stedhams
GN + 1 Shelt
Shelt - North - Warwick/Slapes B 30 £14,584 | Warwick Slapes Dorchester
Shelt - Wellington - Churchil/Middleway F/M 24 £14,850 | Churchill, Middleway
Shelt - North - Darby Way B 32 £15,136 | Darby Way
Shelt - Wellington - Bulford/Squirrel F/M + 1 GN 80 £15,248 | Bulford/Squirrel
Patch 6 Manor & Wilton F/M Trad 1965 - 1979 | 3 £16,082 | Bruford close & Manor Drive
GN + 3 Shelt
Shelt - North - Heathfield/Richards B 33 £16,748 | Heathfield Drive, Elms Estate,
Richards Crescent
Shelt - Wellington - Robin/Chaffinch B + 8 F/M 30 £16,939 | Robin & Chaffinch
Shelt - Halcon - South Road/Tauntfield B 21 £16,955 | South Road, Tauntfield
Shelt - Halcon - Polkesfield/Dinhams B + 8 F/M + | 31 £17,014 | Polkesfield, Dinhams
1GN
Shelt - North - Treborough/Fletcher B 14 £17,620 | Fletcher Close, Treborough
Shelt - Wellington - Bovet/George B 58 £17,659 | Bovet, George St and Stedhams
Shelt - Halcon - Calway/Trinity B 12 £18,163 | Calway, Coleridge, Trinity
Patch 4 Wellington & Rockwell F/M Trad 1919 - | 1 £18,511 | Bulford/Squirrel
1979 GN + 1 Shelt
Patch 9 West Monkton F/M Trad 1965 - 1979 GN | 5 £18,537 | Heathfield Drive, Elms Estate,
+ 5 Shelt Richards Crescent
Shelt - North - Hope Corner/Quantock B 17 £18,578 | Hope corner Lane and Upper
Quantock
Shelt - Wellington - Bulford/Squirrel B 10 £19,032 | Bulford/Squirrel
Patch 4 Wellington North Lodge Close B Trad | 28 £19,143 | Lodge Close ECH

1965 - 1979 ExCare

Taunton Deane Borough Council
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Scheme Unit | NPV Scheme appraisal grouping
nos | per
unit
Patch 6 Bishops Hull F/M Trad 1965 - 1979 GN + | 1 £19,227 | Robin & Chaffinch
1 Shelt
Shelt — West Wellington area - Creedwell/Plain | 19 £19,590 | Creedwell Orchard
Pond F/M + 4 B
Shelt — Wellington area - Roland/Chapman B 19 £20,994 | Chapman, Henderson & Roland
Shelt — Wellington area - Churchil/Middleway B 10 £21,779 | Churchill, Middleway
Total 980 | £14,267

Table 8: NPV analysis by asset group

Taunton Deane Borough Council

December 2016
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8. Appendix 2: Stock Condition Survey sensitivity

comparison

Asset Group/Scheme Original NPV Allosvf/:asnce Revised NPV
Patch 9 Lyngford Kilkenny F/M Trad 1980 - 1999 ExCare £8,393 Y £7,998
Shelt - North - Lyngford F/M £8,833 Y £7,745
Shelt - North - Broomfield F/M + 1 GN £9,477 Y £8,560
Shelt - Halcon - Moorland/Crossway F/IM £9,602 Y £8,358
Patch 9 Fairwater F/M Trad 1980 - 1999 GN + 6 Shelt £9,298 Y £8,054
Shelt - Halcon - Monmouth F/IM + 3 B £10,530 Y £9,885
Shelt - Halcon - South Road/Tauntfield F/M £10,725 Y £9,854
Shelt - North - Warwick/Slapes F/M £11,172 Y £10,084
Shelt - North - Hope Corner/Quantock F/M £11,308 Y £10,764
Shelt - Halcon - Greenlands F/M + 6 B £11,435 Y £10,855
Shelt - Halcon - Newton F/M + 3 B £11,458 Y £10,896
Patch 4 Wellington North Lodge Close F/M Trad 1965 - 1979 &

1980 - 1999 ExCare £11,625 Y £10,658
Shelt - Halcon - Calway/Trinity F/M £12,323 Y £11,888
Shelt - North - Wellesley/Grange F/IM + 6 GN + 9 B £12,648 Y £12,306
Shelt - North - Treborough/Fletcher F/M £13,115 Y £12,390
Shelt - North - Dowell/Willie Gill F/M + 6 B £13,429 Y £12,848
Shelt - Halcon - Normandy/Harnell F/M + 7 B £13,614 Y £13,052
Patch 9 Lyngford F/M Trad 1965 - 1979 GN + 6 Shelt £13,780 Y £13,054
Shelt - Wellington - Roland/Chapman F/M £13,935 Y £13,143
Shelt - Wellington - Churchill/Middleway F/M £14,850 Y £14,125
Shelt - Wellington - Bulford/Squirrel F/M + 1 GN £15,233 Y £15,018
Shelt - Wellington - Robin/Chaffinch B + 8 F/IM £16,939 Y £16,359
Shelt - Halcon - Polkesfield/Dinhams B + 8 F/M + 1 GN £16,979 Y £16,434
Patch 9 West Monkton F/M Trad 1965 - 1979 GN + 5 Shelt £17,250 Y £15,799
Shelt -— West Wellington area- Creedwell/Plain Pond F/M + 4 B £19,590 Y £18,674
Table 9: Stock condition sensitivity comparison
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9. Appendix 3: The draft Taunton Deane sheltered housing standard

Attributes Existing New Build/
Stock Redevelop
| ECH | Shelt | ECH Shelt
External
Paths Safe and accessible paths for those in wheel v v v v

chairs and visually impaired: well maintained

and in line with building regulations as below:

» Ensure that footpaths are smooth but slip
resistant, constructed with concrete, of
1200mm minimum width and with adequate
space to negotiate obstacles, turn and pass.

» Provide protective edgings, kerbs or rails where
footpaths are significantly higher than adjacent
ground levels or where adjacent ground
significantly falls away.

= Ensure that gradients to footpaths or routes
within a development do not exceed the following
distance or ratio:-

o 2mmax @ 1:12
o Smmax @ 1:15

» Ensure the maximum length of slope is limited
to suit the gradient with top, bottom and, where
required, intermediate landings

= Dropped kerbs

» Contrast edging on steps and tactile (paving)
warnings

Good quality, colourful, soft wheel chair v v v

accessible landscaping, well maintained on a

regular basis including grass, trees, fallen leaves

and moss

Landscaping | well maintained seating and patio areas v v

& Outside Secure well maintained fencing v v v
Signage to keep dogs on leads in communal P P P P
external areas
Drying areas accessible and easy to use v v v v

Bin stores Accessible fit for purpose bin stores in sheltered | v P v v

housing schemes and additional separate bin
stores for clinical waste in extra care schemes.
Large communal wheeled bins for sheltered P P
blocks with communal recycling bins preferred if
feasible (keeps communal areas and flats clear
in relation to fire hazard)

Scooter Scooter storage and recharging facilities in extra | v/ I v P
storage care schemes; where funds allow assistance for
individual scooter users in sheltered housing
Parking Adequate car parking — with good signage and v v v v

<
<
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Attributes Existing New Build/

Stock Redevelop
ECH | Shelt ECH Shelt |

resident priority

Disabled parking bays v v v v
- Parking Ambulance bays and crossings v v
Lighting and | External lighting - no dark areas, on steps and v v v v
safety external bin stores; lighting should be low level

and unobtrusive and bright enough for those with
poor eyesight to see

Steps — mark edges white/contrast - hand v v v v
rails

Orientation Clear signage with good contrast inc. flat v v v v
numbers - sited with reasonable lighting or lit at
night

Access Extra care housing (ECH) should be wheel chair | v/ 75% |V v

accessible and readily adaptable. Ideally this
should apply to sheltered housing and will apply
to any new build. The minimum standard should
be to ensure that the range of sheltered property
includes at least 75% level access
accommodation suitable for those with mobility
problems accessible and adaptable for users of wheel
chairs, and those with visual

Key Safes & door entry pads, if installed, should be
w/c accessible level 750 -1200 mm

Dropped kerbs, level access v v v v

General

Wind and weather-tight including well v v v v
maintained gutters, drains and down pipes
Good quality thermal insulation

For Safety reasons all external locks should be | v/ v v v
on a suited system with master keys or fobs held
by the alarm control centre for emergency
services access

Statutory regulatory compliant fire systems, v v v v
doors, equipment, appropriate to each building
and service type

Access to amenities — regular local transport, v P 4 4
shops and social facilities — (note some rural
schemes may not meet all of these)

<
<
<
<

Communal
Note: not all sheltered schemes have communal space or meeting halls
General | Well decorated, bright, welcoming v v v |V
Taunton Deane Borough Council December 2016 38
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Attributes

Existing New Build/

Stock Redevelop

| ECH Shelt ECH Shelt |

Communal facilities that are warm, welcoming, | v v v v
well and appropriately furnished
Access Wheel chair accessible v P v v
- Access Accessible position:
= Sockets and switches
= Kitchen work surfaces and
= Door entry pads
= Meeting hall key safes
Dementia friendly clear signage internally and | v P v v
externally including fire signage
Sensor lighting (low level externally) v v v v
Flooring Good quality carpets or anti slip hard wearing | v v v v
floor coverings as appropriate
One light colour throughout a whole levelanda | v v
different light colour for each floor level in line
with dementia standards.
Windows Double glazing, easy open, secure. v v v v
Windows should be longer levered, levers
positioned low on casement, rod provided for
adjusting ventilation
Accessible meeting halls are needed in ECH and | v v v v
Sheltered developments as a community facility
ECH should have integral meeting halls on site v v
f/I((:eCe(taisnsglbILZIIs Sheltered schemes should have meeting halls v v
within reasonable distance
No meeting hall: Treborough (20); Polkesfield
(26); Bovet/George Street (58);
Calway/Coleridge/Trinity (42);
Greenlands/Harnell/Normandy/Milton (67);
Dowell (30);
Slapes/ Dorchester/Warwick/Lyngford (56 units),
Plain Pond (4 units) Bruford+ (4 units)
Leachsfield (9); Dinhams(5) Willie Gill (6)
Solution could be: negotiating use of/ sharing of
non TDBC existing facilities
Review of meeting hall facilities underway and
. consultation with tenants on facilities
Accessible Cooking faciliti v 7 7 7
Meeting Halls g facilities
Kitchenette — storage, facility: to make hot drinks, | v v v v
cooking and washing up
Disabled toilet facilities — toilets should have | v v v v
adequate space for a carer as well
Note: Tauntfield toilet facilities are not disabled or
w/c accessible making the hall not fit for purpose —
Taunton Deane Borough Council December 2016 39
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Stock Redevelop
| ECH  Shelt | ECH Shelt

Attributes Existing New Build/

this will need to be an urgent action to remedy
Powered door openers in disabled toilets and | P P v v
entrances where not possible to manage without this
aid due to the location of the facility and
manoeuvring space

Community alarm in all communal rooms including | v v v v
toilets

V block electrical sockets at accessible heights v P v
Computer terminal and in line with any tenant | v P v
consultation

Adequate lockable storage for equipment and | v v v v

materials for activities, additional chairs and tables
Hearing Loop

Wi-fi v
Accessible guest rooms located near meeting | v ? v ?
halls where there is demand, with shower/wc — in
sheltered provide guest rooms only in relation to
proven demand

<
<
<
<

<
<
<

Guest rooms

Main entrances with secure entry, porches v v v v
Door entry systems linked to visual display (preferred | P v v
Main ECH or new build sheltered and EC)
Entrances Door entry systems that are positioned to be wheel | ¥/ v v v
chair accessible
Welcoming reception areas v P 4 v
External - w/c accessible with no threshold (use | v P v v
alternative — weather stripping)
Doors Fire doors that can be fob activated to act as | P v v
additional entrance doors
Where self-closers are required, ensure independent | v v v v

operation from a wheelchair is possible,
Consideration must be given to installing powered
door openers if specified opening pressure cannot be

achieved.

Well maintained accessible lifts v v v
Assisted Assisted communal bathrooms including baths | v/ v
Bathrooms as well as level access showers, remodelled

where there is demand (Kilkenny).
Remove/convert where no demand (Lodge) —
see individual bathrooms also

Individual Spaces

General Flats should ideally be a minimum of 10m” x 6 m” v P v v
accessibility If schemes have no guest room, do flats have space
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Attributes Existing New Build/

Stock Redevelop
| ECH Shelt ECH Shelt |

for friends/family to stay?
Sizes should be in line with HAPPI standard and in
new build layout should be wheel chair friendly and

-General accessible
accessibility Adequate turning space for wheelchairs v v v v
Adequate living space, with separate bedrooms, | v P v v
and living areas that are large enough for dining
and comfortable seating or for family members to
stay (i.e. space for sofa bed - particularly if there
is no guest room in the scheme)
Accessible height position P P v v
= Spy holes
= Sockets and switches
= Bathroom controls
= Door entry pads
= Electric metres
Aids, Access to service and facilities to enable people | v v v v
adaptations, to remain in their own homes — e.g. life line,
telecare telecare, adaptations. Lifelines should be

capable of adaptation for future assistive
technology required e.g. Bosch with GSMs.
Flooring Hard wearing anti-slip floor coverings bathrooms | v/ P&D |V P&D
and kitchens and throughout designated adapted
disabled flats

Secure and choices of design v v v v
External doors in ECH and sheltered housing v v v v
should be lockable by key only (i.e. not lock on
closing), and suited

External - w/c accessible with no threshold (use | v D v v
alternative — weather stripping)
Internal door frames and at least one external v v v v
door should be adequate for w/chairs
Accessible spy holes positioned at the right vP | VP v v
height (i.e. lower or can be added for individuals
wherever the position is an issue)

Where self-closers are required, ensure independent | v v v v
operation from a wheelchair is possible,
Consideration must be given to installing powered
door openers if specified opening pressure cannot be
achieved.

Windows Double glazing, easy open, secure, lockable v v v v
(keys provided to tenants)

Windows should be longer levered, levers
positioned low on casement, rod provided for

Doors
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Attributes

Existing New Build/
Stock Redevelop
| ECH  Shelt | ECH Shelt

adjusting ventilation.

Heating

Efficient heating systems, with ability to control
temperature in individual rooms, low cost in use
where possible.

Sound insulation between dwellings

Bathrooms

Well ventilated modern bathrooms

Ensure clear manoeuvring space not less than 1800 x
1800mm to enable wheelchair user sufficient space
to adequately access wc, basin and shower area.

AN

(Level access) Wet room (min. 1000 x 1000) essential
in extra care housing and preferable also in sheltered
housing or shallow tray if not suited to level access.

Extra care and
designated
disabled flats in
sheltered

Provide 2x 450mm long grab rails grab rails, 1 on
shower, 1 on adjacent wall in ECH

Shower controls at 1200 cm height

Thermostatically controlled shower with extended
hose suitable for wheelchair operation to be
provided with extended lever controls and adjustable
head.

Shower curtain rail fixed 1820mm above floor level
with heavy-duty weighted shower curtain provided.

Carer doors on shower

All  sheltered/
ECH

Full height white tiling to all bathroom walls (walls
adjacent to shower if not wet room)

ALY

Single row of contrasting border tiles at the same
height as the shower controls (aids the visually
impaired and those living with dementia or balance
problems)

Extra care and
designated
disabled flats in
sheltered

Wet floor’ facility finished with slip resistant vinyl
sheet, ‘Altro High Performance’ range flooring or
similar approved, laid to falls to a gully positioned
below the bath location, dressed into floor gully and
up 150mm high skirting formed with cove formers
and top edge capping strip

vD

Select and position to be approached in wheelchair
with shallow but good capacity bowl, support for
arms, reachable and usable taps. Basin shall be a
non-pedestal type to allow space beneath for access

Bathrooms

Extra care and

Ensure independent approach/transfer to and use of
all fittings including manoeuvring space clear of
fittings and of door swing if inward opening.

Taunton Deane Borough Council
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Attributes Existing New Build/

Stock Redevelop
| ECH  Shelt | ECH Shelt

designated Select and position for a range of transfers and for v vD
disabled flats in | Provision of support rails later to suit user. WC suites to be
part M compliant, including raised seats, grab rails and
drop arm support aids. Doc M packs to be supplied but
NOT fitted.

Ensure that walls and ceiling are adequate for v vD
adjustable height basins and subsequent fixings
of hoists, seats, supports and other fittings. Stud
walls to the bathrooms and cloakrooms to be
lined in 18mm WBP exterior quality hardwood
plywood, with moisture resistant plasterboard
Kitchen Modern kitchen facilities and kitchens that are v P v v
large enough to house 3 white goods (particularly
if there are no good quality laundry facilities on
site) with range of w/c accessible properties
Tenants to be consulted on height of wall P P v v
cupboards when renewed through replacement
programme (Tenants preferred adjustable height
cupboards or provide service to have set at
height to suite individual tenant’s needs if not
accessible at no cost to tenant — Rails are best
solution (not ratchets)
Storage:
» Provide storage appropriate to the size of vD |vD
dwelling, the major proportion of which is to be
in a position and format usable from a
wheelchair.
= Drawer runners will be metal and will include
‘stops’
Kitchen Kitchen Layout:
To provide a practical working kitchen for a|Y P v v
Designated wheelchair user. v v v
disabled flats Ensure clear manoeuvring space not less than 1800 x
1800mm.
Ensure wherever practicable, that windows are
positioned for ease of control and cleaning.
Where windows are inaccessible because of
worktops, an electrically operated window opener
will be supplied.

sheltered

vD vD
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New Build/
Redevelop

Attributes Existing

Stock

| ECH  Shelt | ECH Shelt

Worktops:

* New build designated disabled properties only: vD vD | vD
provide a length of 600mm deep worktop
suitable for a wheelchair user with clear knee
space below and appropriate to the size of the
dwelling as set out in the Housing Quality
Indicators Version 4 Unit Layout requirements, or
such standard which may supersede.

= (Clear manoeuvring space

* In new build designated disabled units only and
ideally if affordable all existing ECH: all worktops v v
should be on adjustable brackets to range from
700mm to 900mm with tiling behind (using rails
not ratchets). This should be adjusted to fit the vD vD
incoming tenant. Fascia boards and vertical poles

Designated should be avoided within the main working area.

disabled flats = To allow non-wheelchair user to comfortably use
a worktop there should be also a section set at
900mm. This can also be used to accommodate
appliances such as washing machine beneath.

= New build designated disabled only: it must be
easy to move equipment between hob and sink,
therefore a worktop with unobstructed knee
space is required between these units.

Sink:

» New build designated disabled only: provide vD vD |vD
integral shallow sink with minimum 150mm bowl
depth drainer to maximise height adjustability,
with insulated bowl, suitable for a wheelchair
user (with clear knee space below), and
accessible, easily manipulate mixer tap with

Kitchen swivel arm extending over drainer or worktop.

Designated The length of worktop including the sink/ drainer

disabled flats will be height adjustable. Drainer will be handed

and ECH to the hob side

Controls and lighting:

»  Where worktops are adjustable, fit switchesand | vD | vD v vD
sockets to worktop with enough cable to
accommodate the change in worktop height.

= Sockets to kitchen worktop spaces to be installed
on blocks. A minimum of 4 sockets above the
worktop at an appropriate position for using
kettle, microwave, toaster and other labour

vD vD

Kitchen
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Attributes Existing New Build/

Stock Redevelop
| ECH  Shelt | ECH Shelt

saving equipment.

= Provide remote and labelled switches for
appliances and equipment.

=  Combine general lighting with well positioned
task lighting.

Refuse:

= Provide suitable internal refuse vD |vD
arrangements, such as 1 x Nr. 10 litre refuse
bins, manageable from a wheelchair

Electric Reasonable number of sockets — 8 -12 P P v v
sockets and | Accessible electric sockets and switches: vD |vD v v
switches = Socket outlets - appliances 4 v
= Set remote switches generally at maximum v v
900mm from FFL. v v
=  Where above fixed worktop, set switches on v v
blocks.
» Set sockets served by remote switches at min v v
600mm from FFL where they are below worktops. v v
= Specify sockets with large switches, on outer ends
of double sockets. v v
= Set sockets at 900mm from FFL. Where sockets
. . v v
are installed above fixed worktops, the sockets
will be mounted on suitable blocks.
= Specify full plate or larger rocker/toggle light
switches, two-way where required, and set at
maximum 900mm from FFL.
=  Where pull switches are required, provide large
pull at maximum 900mm high from FFL.
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10. Appendix 4: Scheme appraisal results

-

Scheme Name

1 2 3 4 5 6 7
Lan Bin Sco par Lig Ori

Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal

Sheltered no Communal
Sheltered no Communal
Sheltered no Communal
Sheltered no Communal
Sheltered no Communal

Extra Care
Extra Care

Taunton Deane Borough Council

Broomfield

Bulford/Squirrel

Robin & Chaffinch

Chapman, Henderson & Roland
Churchill, Middleway

Calway, Coleridge, Trinity
Creech-barrow only

Crossways, Moorland Close and Place
Newton Rd

Greenlands

Harnell, Normandy, Milton

Monmouth, Charter

Polkesfield, Dinhams

South Road, Tauntfield

Warwick Slapes Dorchester

Willie Gill

Dowell

Heathfield Drive, Elms Estate, Richards Crescent
Wellesley Road, Grange Walk, Enmore, Cheddon
Fletcher Close, Treborough

Hope corner Lane and Upper Quantock
Triscombe, Lower Quantock

Lyngford Rd and Place

Bovet, George St and Stedhams
Creedwell Orchard

Bruford close & Manor Drive
Darby Way

Leachs Field

Kilkenny ECH
Lodge Close ECH
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38.9%
52.8%
56.5%
46.3%
61.6%
46.3%
86.1%
48.1%
55.6%
50.0%
54.6%
45.4%
41.7%
50.9%
40.7%
49.1%
42.6%
46.3%
51.2%
46.3%
54.5%
46.3%
42.6%

67.9%
41.7%

54.8%
50.0%

77.6%
66.1%



Scheme appraisal results

-

Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal
Sheltered w/ Communal

Sheltered no Communal
Sheltered no Communal
Sheltered no Communal
Sheltered no Communal
Sheltered no Communal

Extra Care
Extra Care

Scheme Name

Broomfield

Bulford/Squirrel

Robin & Chaffinch

Chapman, Henderson & Roland
Churchill, Middleway

Calway, Coleridge, Trinity
Creech-barrow only

Crossways, Moorland Close and Place
Newton Rd

Greenlands

Harnell, Normandy, Milton

Monmouth, Charter

Polkesfield, Dinhams

South Road, Tauntfield

Warwick Slapes Dorchester

Willie Gill

Dowell

Heathfield Drive, Elms Estate, Richards Crescent
Wellesley Road, Grange Walk, Enmore, Cheddon
Fletcher Close, Treborough

Hope corner Lane and Upper Quantock
Triscombe, Lower Quantock

Lyngford Rd and Place

Bovet, George St and Stedhams
Creedwell Orchard

Bruford close & Manor Drive
Darby Way

Leachs Field

Kilkenny ECH
Lodge Close ECH
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38.9%
52.8%
56.5%
46.3%
61.6%
46.3%
86.1%
48.1%
55.6%
50.0%
54.6%
45.4%
41.7%
50.9%
40.7%
49.1%
42.6%
46.3%
51.2%
46.3%
54.5%
46.3%
42.6%

67.9%
41.7%
36.9%
54.8%
50.0%

77.6%
66.1%
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Appendix B

Key replacements are programmed as follows (from 50% surveyed)

YEAR

Savills Survey Blank Backlog 1 2 3 4 5 6 11 16 21 26 >31 Total
Internal Front Doors Remaining Life 0 2 26 0 34 0O 116 14 94 26 666 0 0 978
Internal Window Glazing Remaining Life 6 0O 20 0 24 4 204 136 38 54 238 222 32 978
Internal Bathroom Suite Remaining Life 14 44 58 0 30 150 52 30 130 42 330 28 70 978
Internal Heat Fuel Remaining Life 20 596 10 10 16 16 78 18 90 30 2 4 88 978
Internal Kitchen Remaining Life 0 0O 8 0 68 0 240 420 168 O 0 0 0 978
Communal Main Door Remaining Life 60 0O 5 0 14 0O 10 24 2 2 14 0 0 182
Communal Door Entry System Remaining 64 0 6 2 18 0 12 8 22 4 46 0 0 182
Life

Communal Window Glazing Remaining Life 74 2 2 0 O 2 0O 36 0 18 22 20 6 182
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Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strategyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/All
ltems.aspx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE

"l shall try to explain what "due regard"” means and how the courts interpret it. The courts have made it clear that having due regard is more
than having a cursory glance at a document before arriving at a preconceived conclusion. Due regard requires public authorities, in
formulating a policy, to give equality considerations the weight which is proportionate in the circumstances, given the potential impact of the
policy on equality. It is not a question of box-ticking; it requires the equality impact to be considered rigorously and with an open mind."*

Officer completing EIA form: Job Title: Team/Service:

Jan Errington Project Manager Housing Services

Why are you completing the impact assessment? Please v as appropriate

Proposed new policy or service | Change to policy or service New or Change to Budget Service review
v’

1 Description of policy, service or decision being impact assessed:

Sheltered and Extra Care Housing (ECH) is accommodation for vulnerable older people with support needs. ECH is specialist
housing for those who may be frail or disabled and may have long-term care and higher support needs. TDBC has reviewed its
Sheltered and Extra Care Housing portfolio with a view to achieving the key elements of a new aspirational supported housing
standard incrementally over the 30 year business plan through (a) use of suitable components for sheltered and extra care housing
fitted in a way appropriate to the needs of vulnerable older people (b) stock rationalisation so that the sheltered housing portfolio
incorporates the most suitable stock and swaps out the most unsuitable stock to general needs use. In additional, stock
performance has been appraised financially and against the aspirational standard, with the result that a number of schemes will
merit further investigation and options appraisal.

1 Baroness Thornton, March 2010
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Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strategyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/All
ltems.aspx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE

2 People who could be affected, with particular regard to the legally defined protected characteristics?:

Age; Disability;

Sheltered and ECH Tenants are mainly frail elderly. Tenants have varying degrees of disability and/or care/support requirements.
Many have significant health challenges with increasingly complex physical health needs and/or significant mental health needs.
ECH also supports younger tenants with significant physical and/or mental health needs or disabilities. Approximately 20% of
tenants are under 60 years of age.

Approximately 89 % sheltered and ECH tenants are over 60 years old, approximately 51% female, 49% male, approximately 70%+
with stated disabilities at any given time. Many (without stated disability) we can assume to be frail elderly who may also have a
range of health needs.

2 For protected characteristics, please visit:

http://www.equalityhumanrights.com/private-and-public-sector-guidance/guidance-all/protected-characteristics
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Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strategyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/All
ltems.aspx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE

3 People and Service Area who are delivering the policy/service/decision:

Property and Development — Asset Management and Property Services
Housing Services — Supported and extra care housing and One Teams

4 Evidence used to assess impact: Please attached documents where appropriate.

Engagement:

¢ Informal feedback received from the Supported Housing Development Group over the course of 2015-16 culminating in a formal
workshop on 07.06.16 which provided detailed input into all areas of the standard

e Feedback received from TDBC'’s Tenant Forum on 09.08.16 and subsequent follow-up

We considered national guidelines and good practice, property review and advice from Sauvills, survey results and scheme
appraisal against the standard, incorporating specialist advice from our disabled facilities grant teams and an occupational
therapist.

On balance we consider that the positive impact of improving our sheltered and extra care housing stock supports accessibility
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Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strategyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/All
ltems.aspx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE

issues and makes the properties more flexible to meet changing needs and deteriorations in health as tenants grow older.

5 Conclusions on impact of proposed decision or new policy/service change:

The proposed changes will apply across sheltered and extra care housing. No tenants will be disadvantaged by improvements
over time, in fact they will have more suitable and more accessible housing. No tenants will be disadvantaged by stock
rationalisation which will take place only on relet (or earlier if an over 60 year old general needs tenant or couple requires and
chooses the sheltered service sooner to better meet their needs). As such no potential discrimination amongst the protected
groups has been identified.

Sheltered and extra care accommodation is protected from the Right To Buy in that it is specifically provided for older people or
those with specific support needs. Tenants in general needs accommodation which is targeted for re-designation to sheltered
housing at relet will, if eligible, retain their right to buy for the life of their tenancy in that property. Right to buy will no longer apply
once the property has been redesignated to sheltered housing on relet. Therefore, there will be no disadvantage in relation to the
right to buy for general needs tenants where the property is due to swap to sheltered accommodation.

No negative equality impacts have been identified as a consequence of the proposed changes.

6 Recommendation based on findings. These need to be outlined in the attached action plan.

There will be no adverse equality impact on the protected groups identified as a consequence of the proposed improvements and
stock rationalisation in sheltered and extra care housing. Recommended that proposals can continue subject to approval.
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Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strategyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/All
ltems.aspx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE




Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strateqgyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/Allltems.a
spx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE
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Equality Impact Assessment Action Plan
Group Affected Action required Expected outcome of Person to Service Plan - | Expected
action undertake action | for monitoring | Completion date

Age

N/A N/A N/A N/A N/A
Disability

N/A N/A N/A N/A N/A
Gender Re-
assignment

N/A N/A N/A N/A N/A
Marriage and Civil




Taunton Deane Borough Council and West Somerset Council Appendix C

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:
http://portal/sites/policyPerf/strateqgyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/Allltems.a
spx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE
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Equality Impact Assessment Action Plan
Group Affected Action required Expected outcome of Person to Service Plan - | Expected
action undertake action | for monitoring | Completion date

Partnership

N/A N/A N/A N/A N/A
Pregnancy and N/A N/A N/A N/A N/A
Maternity
Race?® N/A N/A N/A N/A N/A
Religion and Belief | N/A N/A N/A N/A N/A
Sex N/A N/A N/A N/A N/A
Sexual Orientation | N/A N/A N/A N/A N/A

3 Including ethnicity, national origin, colour, nationality, gypsies and travellers.
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Taunton Deane Borough Council and West Somerset Council

Equality Impact Assessment Form and Action Plan

Expand boxes as required. Guidance notes are stored - TDBC link:

http://portal/sites/policyPerf/strateqgyandpartnerships/equality/Equality%20Impact%20Assessment%20Guidance Template/Forms/Allltems.a

Appendix C

spx WSC ‘W’ drive: W:\Equalities\EIA TEMPLATE

Equality Impact Assessment Action Plan

Group Affected Action required Expected outcome of Person to Service Plan - | Expected
action undertake action | for monitoring | Completion date
Rurality N/A N/A N/A N/A N/A
Author’s Signature: Ref/Report | Updated Extra Date: | 13.04.16 EIA
Jan Errington Title: Care Housing Version:
Option Report
Contact Details: Tel: | 01823 356399 Extn: | 2392 Email: j.errington@tauntondeane.gov.uk
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Executive Forward Plan

08/03/2017, Report:Supported Housing Property Review

20/04/2017, Report:Corporate Plan 2017/2018
Reporting Officers:Richard Doyle

06/07/2017, Report:Regeneration of the Coal Orchard, Taunton — Capital Investment
Reporting Officers:lan Timms

03/08/2017, Report: TDBC Financial Performance 2016/2017 - Outturn Report
03/08/2017, Report:Medium Term Financial Strategy 2018/ 2019

03/08/2017, Report:Q4 - Performance Report
Reporting Officers:Richard Doyle

03/08/2017, Report:Investment in The Collar Factory, Taunton.
Reporting Officers:David Evans
Contains exempt information requiring private consideration: Yes
Exempt reason:The report is likely to contain confidential information.

07/09/2017, Report:Proposed acquisition of land at Lisieux Way Business Park,
Taunton

Reporting Officers:Tom Gillham

Contains exempt information requiring private consideration: Yes

Exempt reason:The report is likely to contain confidential information relating to financial
and business affairs.

07/09/2017, Report:Cemetery and Crematorium - Supplementary Budget
Reporting Officers:Chris Hall

07/09/2017, Report:Business Rates - “Revaluation Relief”
Reporting Officers:Dean Emery

07/09/2017, Report:Proposed Repairs Notice - Premises in Wellington

Reporting Officers:Tim Burton

Contains exempt information requiring private consideration: Yes

Exempt reason:The item is likely to include confidential information relating to financial
and/or business affairs.

09/11/2017, Report:Review of the Council Tax Support Scheme for 2018/19
Reporting Officers:Heather Tiso

29/11/2017, Report:Fees and Charges 2018/2019
29/11/2017, Report:Earmarked Reserves Review

29/11/2017, Report:2018/2019 Draft Budget Estimates Update
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29/11/2017, Report:Somerset Waste Partnership Business Plan
Reporting Officers:Chris Hall

29/11/2017, Report:TDBC General Fund Asset Strategy

11/01/2018, Report:Crematorium Waiting Room Extension
Reporting Officers:Chris Hall

08/02/2018, Report:General Fund Revenue Budget 2018/ 2019
08/02/2018, Report:Housing Revenue Account Budget 2018/2019
08/02/2018, Report: Treasury Management Strategy 2018/

19/03/2018, Report:Transitioning to a New Council
Reporting Officers:Penny James,Shirlene Adam

05/07/2018, Report:Quarter 4 Performance Monitoring Report
Reporting Officers:Richard Doyle

05/07/2018, Report:Finance Outturn Report
Reporting Officers:Paul Carter

06/09/2018, Report:Taunton Transport Strategy
Reporting Officers:Dan Webb

06/09/2018, Report:Electric Vehicle Charging Points
Reporting Officers:Chris Hall

28/11/2018, Report:North Taunton Woolaway Project Proposal
Reporting Officers:Jo Humble
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Executive — 8 March 2017

Present: Councillor Williams (Chairman)

Councillors Beale, Mrs Herbert, Parrish and Mrs Warmington

Officers: Tim Child (Asset Manager), Jan Errington (Project Manager — Housing)

and Richard Bryant (Democratic Services Manager)

(The meeting commenced at 6.15 pm.)

11.

12.

13.

14.

Apologies
Councillors Berry, Edwards and Habgood.
Minutes

The minutes of the meeting of the Executive held on 9 February 2017, copies of
which had been circulated, were taken as read and were signed.

Declarations of Interest

Councillor Mrs Warmington declared a personal interest as a Member of Bishops
Lydeard and Cothelstone Parish Council.

Supported Housing Property Options

Considered report previously circulated, which set out the findings from a review of
the Council’'s Sheltered and extra care properties and the development of a new
aspirational property Standard, providing information on stock performance and
condition.

A range of factors had led the Council to undertake a review of its supported
housing stock and services, such as emerging needs and consumer expectations
relating to demands for more flexible properties which could continue to be a
suitable home for older tenants - who were likely to live longer with increasing frailty,
poorer health and disabilities.

Over the next 20 years the over 65 population of Taunton Deane was set to
increase by over 27%. It was therefore anticipated that the health, care and support
needs of the older population would also increase and Sheltered and extra care
housing would be in demand.

The external landscape was changing with the advent of the Care Act enabling
better informed customers, greater choice and empowerment in relation to their care
and support. As such, many landlords were developing higher end products with
mixed tenure which were attractive to older customers who could afford to choose.

Uncertainties around emerging Welfare Reform meant that the Council needed to be
aware of potential income loss. Under the new funding regime from April 2019, the
Council did not know for certain whether Sheltered and extra care housing would



continue to enjoy the protection for the additional cost within its service charges for
providing intensive housing management and that older people would not be
penalised for under-occupying.

All of these factors would influence the housing choices customers would make in
the future with a trend towards better standards and more flexible accommodation to
meet longer term needs. It was therefore more important than ever that Taunton
Deane planned to make its Sheltered and extra care provision future ready.

Reported that in 2015 the Council had undertaken a review of supported housing in
response to the changing environment and the need to make sure the right service
and suitable accommodation was being provided in the future. The aims of the
review were to:-

Achieve and maintain a high level of tenant satisfaction;

Provide housing that was attractive to older people to want to move in;

Meet the local demand for people over 60; and

Support people to maintain their independence and social networks of family
and friends.

Therefore as part of the overall Supported Housing Review, a supported housing
property options review was initiated to establish how the Council could invest in its
properties over the next 30 years to ensure the properties met the needs of older
people and were in good condition.

A range of activities had helped to build the property review and enable decisions on
future investment in the stock including the result of work commissioned from
Sauvills.

The review considered:-

Future demand for the properties;

Condition through Savills’ Stock Condition Survey;

Development of a new Supported Housing Property Standard;

Appraisal of properties against the Standard,;

Stock performance (through Savills’ analysis);

Investment required to meet the Standard;

How works should be prioritised over the 30 year Housing Revenue Account
(HRA) Business Plan;

e Smarter Solutions; and

e Options Appraisal of the five lowest performing schemes.

Stock Profile - The Council’'s Sheltered housing stock included 980 dwellings
comprising 586 flats and 394 bungalows. Almost 50% of the flats were 15t floor
without lift access and therefore not suitable for elderly people with mobility needs.

Stock Condition - The properties were included in the Stock Condition Survey in
early 2016. The total investment need of the Sheltered housing stock over the next
30 years was estimated at £26,300,000.

The average 30 year future investment need per unit for the Sheltered housing stock
was estimated at £26,884 which was lower than the overall stock average of nearly



£33,000 per dwelling.

The survey had indicated that generally the Sheltered housing properties were in fair
condition with evidence of past capital investment in key building components. The
overall provision of general amenities was relatively basic and a majority of schemes
would benefit from attention to address a number of issues which were detailed in
the report.

Financial Performance -The average Net Present Value (NPV) of the 30 year
operating cash flows for Sheltered stock was £14,267, which was 13% lower than
the average for the whole stock. This was driven by low rents associated with
supported housing stock, and in some cases high void levels. There were some
strong performers - predominantly bungalows — but flats performed more poorly than
bungalows financially in the majority of cases.

Non-Financial Performance - Each scheme had also been included in the non-
financial / social sustainability analysis carried out for the whole stock. Low scores
were driven by high levels of deprivation generally in the community, as well as low
demand/ high turnover, low levels of resident satisfaction and, in some cases, high
levels of complaints relating to noise and environmental issues.

Those schemes scoring lowest in the financial evaluation tended to be flatted
schemes including Lyngford Road / Place, Broomfield House, Warwick Road /
Slapes Close in North Taunton, and Moorland Place and Monmouth Road, South
Road/ Tauntfield Close at Halcon. The social sustainability evaluation mirrored this
picture with Moorland Place and Lyngford Road / Place scoring lowest.

Further reported that the Council had the opportunity to improve the Sheltered
housing stock profile in line with key aspects of the new Supported Housing
Standard through stock rationalisation.

This meant re-designating identified ground floor properties that were more suited to
older people as Sheltered accommodation and re-designating sheltered
accommodation that was not fit for purpose or cost effective to remodel as general
needs. To this end, a Stock Rationalisation Plan had been developed.
Rationalisation would reduce the overall amount of investment required on
approximately 62 of the most unsuitable Sheltered units.

Noted that the over-riding principle was that re-designation would be actioned at re-
let which meant this was a long-term plan to rationalise the stock through voids over
time.

To address poor financial and social performance of assets, reduce long term
pressure on the Business Plan and free up financial capacity to invest in more
sustainable existing stock, schemes had been identified for options appraisals
based on:-

e Schemes which scored poorly against the new Standard and could not
reasonably be bought up to standard. In many instances these were also
schemes with a poor NPV; and



e Schemes where opportunities were thought to exist to expand and improve
land use.

Five schemes had been selected using the above criteria all of which had some
development potential. However, the values were relatively marginal and the
appraisals showed negative land values resulting from high build costs and low
rental / capital end values. No particular opportunities had been identified.

More central sites had some investment potential given their location and existence
of an alternative rental market.

The Asset Management and Development Teams would progress work to identify
opportunities existing now or in the future for all Sheltered and extra care stock
which had appraisal scores lower than 50%, or, where other changes in the market
indicated an options appraisal would be beneficial.

Reported that an aspirational Supported Housing Property Standard had been
developed covering the key elements of internal, external and communal areas in
relation to accessibility, condition, security, location and proximity to amenities.

Taunton Deane’s aim was to achieve the aspirational Standard in the future in a way
that was realistic, affordable and achievable for the Council. This would require a
smart approach to the planned maintenance programme over the course of the 30
year Business Plan to mitigate financial impact.

Scheme appraisals had informed an indicative costing exercise to help the Council
make decisions about which elements of the Standard it could afford to adopt and
how and when this could be implemented. An estimated total indicative unfunded
additional investment cost of £1,964,013 had been identified to bring existing
supported housing stock up to the aspirational Standard. It was clear that
prioritisation would be required as to how and when particular parts of the Standard
could be achieved.

Noted that a number of Standard Workshops had been held in recent months where
officers had agreed the need to work smarter in future to achieve the best results for
Sheltered and extra care tenants. A range of detailed principles had been identified,
details of which were submitted for the information of Members.

Agreement had also been reached as to the categories within the Standard which
should be high, medium or low priority and which could not be addressed and would
not be taken forward.

Works had also been identified that were already within the scope of the 30 year
Capital Programme and other maintenance budgets along with works needed for
statutory compliance with health and safety requirements and fire regulation.

Essential and priority elements within the Standard that were accounted for within
the Capital Programme and items in existing budgets included the following:-

e Category in Standard e Budget
e Wind and weather tight e Pre-planned maintenance programme
(PPM) and capital programme



Meeting Halls e EXxisting budget to cover essential
improvements for health and safety and
DDA compliance and ongoing
maintenance

Scooter Storage e Existing development budget for pilot
scheme

Kitchens e Capital programme

Bathrooms e Capital Programme

Health and safety e Capital Programme

regulatory statutory

compliance

Windows e Capital Programme

Doors e Capital Programme

Heating e Capital Programme

Aids and adaptations e Budgeted within HRA business plan

Telecare e Budgeted within HRA business plan

The report went on to consider schemes identified as needing urgent improvement,
particularly the extra care housing which provided homes for the most vulnerable
tenants and elements of the Standard not prioritised for existing stock improvement.

The total indicative cost of capital investment in the Business Plan was as follows:-

Total Indicative Costs £
High Priority items covered within HRA Business Plan 4,383,658
High priority items (not accounted for by the Business Plan) 391,059
Medium priority items (not accounted for by the Business Plan) 140,610
Low priority items 913,750

In terms of meeting the Standard, it was proposed that a common sense achievable
approach would be:-

Adoption of the full aspirational Standard for new build in as far as
development finance was available and the site allowed with a minimum of
meeting the high priority elements.

Adoption of the priority elements of the Standard that could be achieved
through the current Business Plan.

Efficiencies to be sought and other ways in which Taunton Deane could
achieve more of the Standard through annual review of the Capital
Programme and Business Plan.

To widen the refit of bathrooms with wet rooms to Sheltered housing at such
time as the Council was able to fund this in the future.

Additional works to bring properties up to the higher Supported Housing
Standard would not be undertaken on properties that were identified for re-
designation to general needs.



Further reported that there were a number of other measures required to ensure that
Taunton Deane built on this work and used this opportunity to make the best use of
resources to bring the Sheltered and extra care stock closer to the Supported
Housing Standard. These ‘next steps’ included:-

(1) Surveys would be undertaken where needed to firm up cost;

(2) Supported Housing and Asset Management would refine the preliminary
scheme matrix in relation to priorities within the Supported Housing Standard
and Stock Rationalisation Plan;

(3) Further investigation and possible full options appraisal of schemes scoring
below 50% in the appraisal against the standard prior to any investment
decisions being made.

(4) The Capital Programme might need to be re-focused to take account of high
priorities within existing budget. This would be the essential and high priority
items together with exceptions agreed on a case by case basis;

(5) Where costs were excessive and could not be contained within the Capital
Programme without deprioritising other important works, agreement would be
needed by key managers from Asset Management, Property Services and
Housing Services;

(6) Other workstreams within the HRA Business Plan would take forward work in
optimising how the Council used the disabled facilities grant to adapt properties
to meet tenants’ needs with a view to making the best use of existing adapted
properties and identifying the best properties suitable for future adaptation;

(7) Other workstreams within the HRA Business Plan would explore the Sheltered
housing lettings policy to consider whether the Council was able to facilitate
access to ground floor accommodation where tenants’ needs had changed in
relation to their mobility and/or sight;

(8) Further work is planned to consider how the standard was incorporated into the
voids works procedures and lettable standard;

(9) The Sheltered Rationalisation Plan would be actioned so that properties were
re-let with the correct new designation;

(10) It would be essential that Taunton Deane undertook an annual review of:-

e Lettings and demand trends and the Stock Rationalisation Plan taking into
account emerging reform of supported housing funding and welfare benefits;

¢ Priorities for schemes and attributes within the Supported Housing Standard;
and

e The Capital Programme informed by the above; and

(11) The Council would develop additional costings for priorities within the
Standard to inform the next HRA Business Plan review.

It was proposed to draw up an action plan to take forward these ‘next steps’.

Resolved that:-



(a) The Council’'s new approach to smarter use of its stock to make it fit for purpose in
the future for older people through stock rationalisation, and ensuring that suitable
components used for sheltered and extra care housing were fitted in a way
appropriate to the needs of vulnerable older people, be noted. This new approach
was consistent with the Asset Strategy principles agreed through the Housing
Revenue Account Business Plan Review in 2016; and

(b) The Standard be approved as an aspirational Standard to be implemented as and
when affordable, focusing on the attributes as prioritised.

15. Executive Forward Plan

Submitted for information the Forward Plan of the Executive over the next few
months.

Resolved that the Forward Plan be noted.

(The meeting ended at 6.31 p.m.)
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