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1 Executive Summary 

1.1 This report updates Members on the proposed HRA Annual Revenue Budget and 
Capital Programme for 2020/21, the proposed Rent Setting for the average weekly rent 
for 2020/21 and the proposed Fees and Charges for 2020/21.    
 

1.2 The proposals included in this report would enable the Council to set a balanced budget 
for the HRA for 2020/21.  

2 Recommendations 

2.1 Members are invited to consider and support the following proposed recommendations 
to the Executive and Full Council: 
 
 



 

 

2.2 In accordance with the Regulator of Social Housing’s new Rent Standard from April 
2020, the Dwelling Rent for 2020/21 for existing tenants will be an increase of CPI+1% 
to the average weekly rent, from £80.87 per week to £83.05 per week. 
 

2.3 In accordance with the Regulator of Social Housing’s new Rent Standard from April 
2020, the Dwelling Rent for 2020/21 for new tenants only will be an increase of CPI+1% 
plus an additional 5% for general needs to the average weekly rent, from £80.87 per 
week to £87.21 per week.  
 

2.4 In accordance with the Regulator of Social Housing’s new Rent Standard from April 
2020, the Dwelling Rent for 2020/21 for new tenants only will be an increase of CPI+1% 
plus an additional 10% for sheltered/supported and extra care dwelling rents to the 
average weekly rent, from £80.87 per week to £91.36 per week.  
 

2.5 To increase non-dwelling rent and service charges in line with national policy by CPI+1% 
for 2020/21, with the exception of garages for private and shared ownerships tenants 
which would increase from £10.32 (including VAT) to £12.00 (including VAT).   
 

2.6 To approve the HRA Annual Revenue Budget for 2020/21.  
 

2.7 To approve the HRA Capital Programme for 2020/21.  
 

3 Risk Assessment 

3.1 The purpose of this section is to highlight the key external risks that may pose a threat 
to the successful delivery of the HRA 2020 Business Plan. The Council will need to be 
alert to the following issues: 
 

3.2 Welfare Reform: The HRA has already taken steps to try and prevent loss of income 
where possible. The potential impact of existing and further welfare reform measures will 
need careful management in order to protect our rental income. Universal Credit remains 
the greatest potential risk to our income for us and most other providers. 
 

3.3 Exiting the EU: The process of exiting the European Union remains in a state of 
uncertainty about what is exactly going to happen. This could affect the cost of 
goods/materials, services, development and funding. 
 

3.4 Housing Policy: On the 14 August 2018 the government published its Social Housing 
Green Paper in response to the tragedy at Grenfell Tower. Whilst the initial consultation 
has now closed, we are still awaiting the outcome of this consultation and any regulatory 
changes that this may bring.  
 

3.5 Independent Review of Building Regulations and Fire Safety: The final report sets out 
over 50 recommendations for government as to how to deliver a more robust regulatory 
system to ensure that the buildings residents live in are safe and remain so. We are 
awaiting the final regulatory changes, but know that the Council will need to respond to 
the evolving requirements following the tragedy at Grenfell Tower and incorporate any 
financial impacts into the Business Plan once known.  



 

 

3.6 The Regulator of Social Housing has published (October 2019) their Sector Risk Profile1 
highlighting the common strategic and operational risks that pose a threat to housing 
providers.  

4 Background 

4.1 The purpose of this report is to present the proposed Housing Revenue Account (HRA) 
Annual Budget and Capital Programme for 2020/21, as well as the Rent Setting and the 
Fees and Charges proposals for 2020/21.  
 

4.2 The HRA is a ring fenced account used to manage the Council’s housing stock of some 
5,700 properties, with the Council acting as the Landlord.  
 

4.3 In April 2012, under the Localism Act 2011, the HRA (under the administration of 
Taunton Deane Borough Council (TDBC)) moved away from a national subsidy system 
(which required an annual payment from the HRA to Central Government) to become 
‘self-financing’. This enabled the Council to retain all rental income to meet the costs of 
managing and maintaining the housing stock, as well as meeting the interest payments 
and repayment of debt. As part of the self-financing agreement, a one-off payment of 
£85.198m was made to Government.  
 

4.4 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.  
 

4.5 The HRA Business Plan has been reviewed and updated annually since 2012, with a full 
review undertaken in 2016. In response to recent changes in national policies and local 
aspiration, another full and comprehensive 30-year Business Plan from 2020/21 
onwards has recently been undertaken, with the support of consultants Savills, and can 
be found as a separate report called “HRA Business Plan Review”. The key changes in 
revenue budget from 2019/20 to 2020/21 are summarised from paragraph 5.6 below.  
 

4.6 The HRA continues to face a number of risks and uncertainties, many of which could be 
significant but the actual financial impact is not yet known. These are discussed in 
section 3 above. 
 

4.7 As part of the self-financing agreement, an individual housing revenue borrowing cap of 
£116m was implemented for TDBC. This meant that the HRA was unable to exceed a 
capital borrowing requirement of £116m within the HRA Business Plan. In October 2018 
this borrowing cap was officially removed.  
 

5 The HRA 2020 Business Plan and Annual Revenue Budget for 2020/21  
 

5.1 The 2020 Business Plan review was undertaken as a direct result of a number changes 
in both national policies and local aspiration; we have seen the debt cap removal in 
October 2018, the introduction of the Regulator of Social Housing’s new Rent Standard 

                                            
1 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/848158/Secto
r_Risk_Profile_2019.pdf  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/848158/Sector_Risk_Profile_2019.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/848158/Sector_Risk_Profile_2019.pdf


 

 

from April 2020 and a new Somerset Housing Strategy published in March 2019. The 
Grenfell tragedy has prioritised landlord compliance such as fire and safety, the 
declaration of a climate emergency and a new leadership aspiration to build 1000 new 
homes in 30 years.  

5.2 The HRA 2020 Business Plan review was undertaken to assess the affordability and 
viability of these aspirational schemes and the financial impact of regulatory changes, to 
determine what schemes could actually be delivered and when.  

5.3 The current assumptions within the Business Plan indicate that the new build aspirations 
are affordable and viable but require the maximisation of future rental income through 
the application of options available within the boundaries of national policy, as this will 
require significant capital investment and borrowing over the next 10 years.   

5.4 The HRA 2020 Business Plan aims to deliver 1,000 new homes over the next 30 years 
with a net gain of 400 homes as a result of tenants purchasing their homes through 
estimated RTB sales.  

5.5 In response to the HRA 2020 Business Plan, table 1 below provides a summary of the 
main proposed changes to the annual revenue budget estimates from 2019/20 to 
2020/21.   

5.6 A summary of the overall HRA Revenue Budget for 2020/21 and 5-year Medium Term 

Financial Plan (MTFP), as a result of planned changes within the HRA 2020 Business 

Plan and other changes, is included in Appendix A. 

 
Table 1: HRA Budget Setting 2019/20 to 2020/21 Changes 
  

  
Reference 

Paragraph  
£’000 

Original Budget 2019/20 – balanced budget      

Income  5.8 (555) 

   

Service Expenditure   

Repairs & Maintenance  5.11 (10) 

Grounds Maintenance  5.12 78 

Insurance  5.13 (145) 

Management Costs – salaries  5.14 1,533 

Management Costs – other 5.18 (97) 

Efficiency Savings 5.19 (100) 

   

Central Costs / Movement in Reserves   

Provision for Bad Debt  5.20 120 

Interest Payable  5.22 126 

Interest Receivable  5.24 70 

Provision for Depreciation  5.25 229 

Provision for Repayment of Borrowing 5.27 0 



 

 

Revenue Contribution to Capital (SHDF) 5.28 (1,170) 

Movement in Reserves   5.29 (79) 

   

Proposed Original Budget for 2020/21  

i.e. net transfer to reserves  

  0 

 

5.7 The main changes include:  

 
5.8 Rental Income: between April 2016 and March 2020 all social housing landlords were 

required to reduce the rent payable by tenants by 1% each year in accordance with the 

Welfare Reform and Work Act 2016 Social Rent Reduction. The introduction of the 

Regulator of Social Housing’s new Rent Standard from April 2020 states that social 

housing landlords can now increase the rent payable by tenants by CPI+1% annually for 

a period of five years. This rate also applies to service charges. More information can be 

found in section 6 below.  

 
5.9 It is also being proposed to apply “rent flexibility” from April 2020 which could generate 

approximately £100k in the first year. However the financial impact is not being budgeted 

for until 2021/22 due to the application of this rent flexibility to new tenants only.  

 
5.10 This also includes a realignment of the RTB Admin Grant and GF Contribution under 

‘income’ instead of ‘expenditure’.  

 
5.11 Repairs & Maintenance: an additional £50k has been included for Standard 

Assessment Procedure (SAP) energy performance certificates and stock validation as 

well as £42k to service 600 air source heat pumps. The repairs and maintenance service 

is also hoping to achieve a reduction in cost of £50k from contract savings and another 

£52k cost saving through the capitalisation of scaffolding costs.  

 
5.12 Grounds Maintenance Service Charges: Tenants pay a weekly service charge 

towards the costs of maintaining the grounds around the area within which they live, for 

example grass cutting, shrub pruning, weeding, etc. The Service Level Agreement 

(SLA) for 2020/21 has been increased to £778k in line with the increase in the proposed 

Grounds Maintenance Service Charge from £1.90 to £1.95 per week. 

 

5.13 Insurance: following an authority wide re-tender exercise for insurance premiums the 

new authority has been successful at significantly reducing their annual premiums. It is 

estimated that a saving against budget of £145k will be seen across the HRA including 

leaseholders, shops and meeting halls.   

 

5.14 Management Costs – salaries: Following the Council decision to establish a structure 

of four Directorates, a new Housing staff structure will be implemented. Whilst most 

roles will “lift and shift” from the current structure some vacancies will arise where we 

require a new focus to meet the housing business objectives. The new structure 

contains growth and new emphasis in relation to development and regeneration to meet 

our current and future aspirations, along with landlord safety and compliance, tenant 

engagement and customer experience, performance and finance.  

 



 

 

5.15 The Housing Directorate staff structure will incorporate direct staff costs relating to both 

the HRA and the general fund (GF) homeless function. The HRA will also receive the 

benefit of central support services delivered by staff in the GF, such as procurement, 

accounts payable, facilities management, HR/Payroll and finance, etc. The HRA will 

fund a proportion of these costs for the central support services received.  

 

5.16 As reported to Full Council on the 3rd December 2019, the Council’s leadership team 

identified ongoing financial pressures in order to protect service standards and maintain 

capacity whilst completing the safe delivery of expected service process efficiencies and 

greater customer access to self-service. The HRA will need to take on a share of these 

transition and service resilience cost pressures in year 1, but will see a cost reduction 

going forwards as the Council works to deliver the service process efficiencies. The HRA 

will also need to fund a share of the temporary staff delivering the corporate change 

programme.  

 

5.17 In table 1 above you can see an increase in budget of £1.533m relating to staffing costs 

for 2020/21 with table 2 below providing a breakdown of this cost and high level 

projections for future years. 

 
Table 2: HRA Staffing Costs for 2020/21 and Future Year Projections 

  2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 

  £’000 £'000 £'000 £'000 £'000 £'000 

Housing Directorate - 
HRA Direct Staff Costs 

              
6,323  

          
6,481  

          
6,643  

        
6,809  

        
6,979  

Housing Directorate - 
GF Direct Staff Costs 

                
960  

             
984  

          
1,009  

        
1,034  

        
1,060  

Central Support 
Service Costs 

                
845  

             
866  

             
888  

           
910  

           
933  

Central Support 
Service Costs - One 
Off 

 
               

315  
               

-    
               

-    
             -                 -    

Central Support 
Service Costs - 
Change Programme 

 
               

140  
               

72  
               

-    
             -                 -    

  
 

7,050 
             

8,583  
          

8,403  
          

8,539  
        

8,753  
        

8,972  

Inflation @ 2.5% 
 

  
             

205  
             

208  
           

213  
           

219  

 

5.18 Management Costs – other: there has been some reduction in budget requirements 

through the reassessment of budget needs across tenancy and management delivering 

savings of £97k.  

 

5.19 Efficiency Savings: an efficiency target of £100k in 2020/21 rising to £150k per year 

from 2021/22 has been included within the Business Plan, as we aspire to drive forward 

improvements in service delivery to realise cash benefits.  We have “lean” reviews 



 

 

underway in the “big three” processes of income management, voids and response 

repairs. With more reviews planned. 

 

5.20 Change in Provision for Bad Debt: the previous two iterations of the Business Plan, 

in 2012 and 2016, made a provision at 2% for the expectation that the changes in 

Welfare Reform would result in increased levels of non-payment of rent and service 

charges. Whilst new claimant’s moved to the new Universal Credits scheme from 2016, 

the migration of existing claimants has experienced continued delays. It is also worth 

noting that the Universal Credit scheme pays claimants in arrears and not in advance, 

as we currently expect our rental payments to be made. 

 
5.21 The 2020 Business Plan includes a new two year provision at 0.75% (£180k in 2020/21) 

of dwelling rental income, dropping to 0.5% thereafter, to mitigate the financial risk 

associated with a possible increase in unrecoverable rental income due to the 

forthcoming “managed migration” to the Universal Credits scheme that is indicated to 

be completed by March 2023. Provision for bad debt is a year-end accounting 

adjustment that cannot be forecast with certainty prior to closing the final accounts. Any 

un-used provision for bad debt will be transferred into an earmarked reserve at the end 

of the year to manage any further timing differences in the implementation of the 

Universal Credits scheme.  

 

5.22 Interest Payable: The majority of existing external borrowing is based on fixed interest 

rates for the term of the loan, with only two loans based on variable rates of interest. 

Therefore we are able to predict the interest payment for these elements with a high 

degree of certainty. The HRA has also increased internal borrowing from the General 

Fund which is charged at the average borrowing rate across the authority. The estimated 

budget for 2020/21 is £2,744,700 which is an increase of £125,900.  

 
5.23 The HRA is investigating taking on additional external borrowing to fund the North 

Taunton regeneration scheme to reduce internal borrowing. The Section 151 Officer is 

seeking advice from Arlingclose, the Council’s Treasury advisors, to identify the 

optimum route that minimises debt costs and risk to finance these loans. Consequently 

budgets will be revised during the year to accommodate this cost with funding available, 

for example from repayment of borrowing.  

 
5.24 Interest Receivable: with internal borrowing exceeding investments there is no 

expectation to obtain any interest receivable payments. 

 
5.25 Provision for Depreciation: Depreciation is transferred to the Major Repairs Reserve 

(MRR) and is used to fund the capital programme and/or repay debt. From 2017/18 

depreciation has been required to be included within the HRA accounts on a component 

accounting basis. This means depreciation will need to be calculated on each of the 

major components of each house e.g. kitchen, bathroom, rather than being based on 

the Major Repairs Allowance (MRA), an estimation of the works needed to maintain the 

stock in good condition.  

 
5.26 Depreciation is a year-end accounting adjustment that cannot be forecast with certainty 

prior to closing the final accounts. The estimated depreciation for 2020/21 is based on 



 

 

those calculations made for 2018/19 plus an allowance for sales and purchases during 

the year. This is an increase of £227,580.  

 

5.27 Provision for Repayment of Borrowing: The current voluntary revenue provision 

(VRP) to repay debt is £1.821m. The Business Plan proposes to continue to use this 

amount to reduce future capital financing requirements for the next 10 years. Thereafter 

all surplus funds will be prioritised to repay debt at the earliest opportunity.  

 

5.28 Revenue Contribution to Capital: a revenue budget of £1.17m has previously been 

used to help fund the Social Housing Development Capital Schemes. It is proposed to 

remove a budgeted revenue allocation entirely as a source of funding for capital 

schemes in order to provide more revenue resources for direct service delivery capacity. 

 
5.29 Movement in Reserves: the social housing development fund earmarked reserve will 

be used to fund the development team ahead of becoming part of the base budget.  

 
5.30 Other changes not directly influenced by the Business Plan include:  

 
5.31 Minimum general reserve balance: under the Council’s wider Financial Strategy the 

Executive has agreed a new minimum Operational Target of £2.4m and a new minimum 

Financial Resilience Target of £1.8m, for the HRA general reserve balance. Remaining 

at or above these targets provides added financial resilience to risks such as bad debt, 

if needed. 

 

5.32 Inflation: Staffing costs have been inflated by 2.5% (0.5% for increments and 2% for 

pay inflation). Income has been inflated at Consumer Price Index (CPI) plus 1% where 

CPI is 1.7% at September 2019.  

 
6 Income  

 
6.1 Dwelling Rental Income (including Shared Ownership)  

 
6.1.1 The Government introduced the Welfare Reform and Work Act 2016 Social Rent 

Reduction, which required all social housing landlords to reduce the rent payable by 

tenants by 1% each year for 4 years between April 2016 and April 2019 (excluding 

shared ownership homes and temporary accommodation). This superseded the 

Government’s previous 10 year rent increase policy implemented in April 2015.  

 
6.1.2 On 26 February 2019 the Ministry of Housing, Communities and Local Government 

confirmed that increases to social housing rents will be limited to the Consumer Price 

Index (CPI) plus 1% for 5 years from 2020. The September 2019 CPI figure is 1.7% as 

published by the Office for National Statistics on the 16 October 2019. 

 
6.1.3 The Regulator of Social Housing has now issued a new Rent Standard for 2020 under 

the direction of the Government. This new Rent Standard will now apply to all housing 

associations, whereas previously Local Authorities were excluded from such standards.  

 



 

 

6.1.4 A separate Rent Setting Policy, covering the content and those elements proposed to 

be adopted by the Council contained within the Regulator of Social Housing’s Rent 

Standard 2020, is also being presented to the Strategic Tenants Board and the Council 

to recommend the Dwelling Rental Income and Shared Ownership Rent for 2020/21, as 

part of the HRA 2020 Business Plan report.  

 
6.1.5 The Rent Setting Policy recommends that social rents for existing tenancies will be 

reviewed annually and any increases will not exceed the limit of Consumer Price Index 

(CPI) plus 1% for 5 years from April 2020.  

 
6.1.6 Therefore in accordance with the Regulator of Social Housing’s new Rent Standard from 

April 2020, the recommended Dwelling Rent for 2020/21 for existing tenants will be an 

increase of CPI+1% to the average weekly rent, from £80.87 per week to £83.05 per 

week.  

 
6.1.7 The new Rent Standard also provides the option to apply a one-off rent flexibility 

allowance to increase rents further. Therefore, in addition to applying CPI+1%, the 

Council’s new Rent Setting Policy provides an additional option to apply this one-off 

increase of 5% on general need and 10% on sheltered/supported housing. This would 

be applied to rents for new tenants only. This would provide an estimated additional 

income of £100k per year, which we would budget to see the benefit of this from 2021/22 

onwards.    

 
6.2 Therefore in accordance with the Regulator of Social Housing’s new Rent Standard from 

April 2020, the recommended Dwelling Rent for 2020/21 for new tenants only will be an 
increase of CPI+1% plus an additional 5% for general needs to the average weekly rent, 
from £80.87 per week to £87.21 per week.  
 

6.3 Therefore in accordance with the Regulator of Social Housing’s new Rent Standard from 
April 2020, the recommended Dwelling Rent for 2020/21 for new tenants only will be an 
increase of CPI+1% plus an additional 10% for sheltered/supported and extra care 
dwelling rents to the average weekly rent, from £80.87 per week to £91.36 per week.  
 

6.3.1 Whilst in the past the Council did not apply such tolerances, the Council now has an 

increasingly important role to play in providing great homes for local communities. This 

will require having the necessary rental income with which to fund the maintenance and 

management of existing homes, whilst also supporting the delivery of new homes and 

to supporting tenants within their communities. This is emphasised and explained further 

within the Business Plan and Rent Policy.  

 

6.3.2 This ability to increase rents also enables the Council to play catch-up following the last 

4 years imposed 1% reduction in rents. Table 3 below shows what the average weekly 

rent would have been if rents had been increased by 1% or 2% each year from a base 

line of 2015/16 (e.g. before the 4 year 1% rent reduction was imposed). 

 



 

 

Table 3 – Average Weekly Rents Comparison  
 

 
 

6.3.3 Therefore where options are presented to increase rents within the boundaries of 

national policies these should be considered carefully. These decisions will have a long 

term impact on the 30-year Business Plan, with regards to the affordability of operating 

the service, planned capital investment, and meeting debt repayment obligations. 

 

6.3.4 Void Loss: Rent lost through void periods continue to be lower than the 2% allowed in 

the original Business Plan. Therefore it has been deemed appropriate to reduce the 

expected void rate to 1.25% for a five year period, reducing to 1% thereafter, and to also 

consider voids as a result of regeneration needs.  

 
6.4 Non-Dwelling Rental Income and Service Charges Income  

 
6.4.1 This incorporates income from non-dwelling rents (mainly garages but also shops, land 

access and meeting halls), charges for services and facilities, and contributions to HRA 

costs from leaseholders and council tenants. This accounts for approximately 8% 

(c£2m) of total HRA income.  

 
6.4.2 Service Charges: Housing Service Charges are made to housing tenants for the 

services that they use.  Service Charges are set locally each year and are in addition to 

the Rent Charges.  

 
6.4.3 Charges to leaseholders will continue to be based on actual costs incurred. 

 
6.4.4 The Government issued a direction to the Regulator of Social Housing to set a new Rent 

Standard to be effective from April 2020. The proposed Policy Statement recommends 

registered providers should endeavour to keep increases for service charges within the 

limit on rent changes, of CPI+1%, to help keep charges affordable. The September 2019 

CPI figure is 1.7% as published by the Office for National Statistics on the 16 October 

2019. 

 
6.4.5 The Council is proposing to increase service charges by CPI+1% for 2020/21, as shown 

in Appendix B - Table 1 and 2, to ensure they remain affordable for the tenants.  

 
6.4.6 Garage Rents: The proposal is to increase garage rents for private tenants and owner 

occupier so that they are in line with the open market value rental rate at £12 (including 

VAT) per week for 2020/21. Thereafter, these will be increased on an annual basis using 

CPI+1%. The increase for garage rents for council tenants will be CPI+1%. Please see 

Appendix B - Table 3. 

 

Baseline

2015/16 2016/17 2017/18 2018/19 2019/20 2020/21 2020/22 2020/23 2020/24 2020/25

Actual / Proposed 84.15   83.32      82.50      81.68      80.87      83.05      85.30      87.60      89.96      92.39      

If increased by 1% 84.15   85.00      85.85      86.70      87.57      88.45      89.33      90.22      91.13      92.04      

If increased by CPI at 2% 84.15   85.84      87.55      89.30      91.09      92.91      94.77      96.67      98.60      100.57   

1% reduction each year for 4 years CPI+1% for 5 years



 

 

6.4.7 This means for council tenants the weekly rent will increase from £6.37 per week to 

£6.54 per week – an increase of £0.17 per week or 2.7% (last year 3.3%). For private 

tenants and owner occupiers the weekly rent will increase from £10.32 (including VAT) 

per week to £12 per week (including VAT) – an increase of £1.68 per week or 16.3% 

(last year 3.3%). This equates to additional income of approximately £54k.   

 
6.4.8 Meeting Halls: The fees levied for 2020/21 for meeting room hire will be increased by 

CPI+1% and then rounded to the nearest 10p as requested by tenants during feedback 

provided in 2017/18. Please see Appendix B - Table 4. 

 
6.4.9 Guest Rooms: The fees levied for 2020/21 for meeting room hire will be increased by 

CPI+1% and then rounded to the nearest 50p as requested by tenants during feedback 

provided in 2017/18. Please see Appendix B - Table 5. 

 
6.4.10 Temporary Accommodation: The fee for temporary accommodation is broken down 

into two elements: the licence fee and the service charge. The proposed licence fee and 

service charge for 2020/21 are summarised in Appendix B – Table 6.  

 
6.4.11 Licence Fee: Whilst the Housing Benefit (HB) subsidy is regulated, the amount social 

landlords can charge for temporary accommodation is not. Temporary accommodation 

is also exempt from the new Rent Standard. The proposal for 2020/21 is to continue 

setting the temporary accommodation licence fee at 100% of the permitted Local 

Housing Allowance (LHA) ordinary rate as of April 2020.  

 
6.4.12 The LHA for 2020/21 will not be published until approximately January 2020, so 

therefore the rates shown in table 6 state the current 2019/20 LHA rates and these will 

change in accordance with the rates officially published by the LHA.  

 
6.4.13 This will result in an increase of £1.56 per week on a 3 bedroom, a £0.98 per week on 

a 2 bedroom and a £0.12 per week increase on either a 1 bedroom or studio.  

 
6.4.14 Service Charge: The proposal for 2020/21 is to increase service charges by CPI+1%. 

 
6.4.15 Exceptions: Charges for properties not on mains sewerage. These properties charges 

for sewerage will be increased in line with the Wessex Water increases for 2020/21 once 

known. Wessex Water rates for sewerage standing charge per annum and poundage 

charges are used in the system calculation.  For 2019/20 these are £7.00 per annum 

for unmetered sewerage standing charge and £1.6379 for the poundage charge payable 

per £ of rateable value of the property. Wessex Water will publish their new charges in 

February 2020 (available from their website) for 2020/21. 

 
7 Housing Revenue Account Capital Programme for 2020/21 

7.1 The HRA 2020 Business Plan proposes significant levels of capital investment to deliver 
the aspiration of 1000 new homes within the next 30 years whilst maintaining a decent 
homes standard.  

7.2 The HRA Capital Programme for 2020/21, that will deliver the capital investment 
proposed within the Business Plan, is shown in table 4 below.  



 

 

7.3 The 5-Year HRA Capital Programme from 2020/21 to 2024/25, that will deliver the capital 
investment proposed within the Business Plan, is shown in Appendix C.  

7.4 This report does not include social housing development schemes that have been 
previously approved where the spending is planned to be incurred in 2020/21 onwards, 
for example North Taunton Regeneration. 

Table 4: HRA Capital Programme for 2020/21 
 

 
Capital Investment 

 
Total Cost 

£000 

Major Works 5,379 
Improvements 2,150 
Related Assets 100 
Exceptional Extensive  350 
Disabled Adaptations 300 
Vehicles 121 
ICT 546 
Social Housing 6,898 

Total Proposed HRA Capital Programme 2020/21 15,844 

 
7.5 The estimated capital investment per scheme and the scheme itself is explained in more 

detail below. Whilst Officers have estimated the planned spend based on information 

currently available to them, these estimates are subject to change depending on contract 

negotiations, contractor availability, demand on the business, the condition of voids 

returned to the council and changing business priorities. Therefore any changes to the 

profile of spend between schemes will be subject to approval by the Housing Director 

and the Housing Portfolio Holder, and reported as part of the 4-monthly budget 

monitoring reports.  

 
7.6 It is proposed that the HRA Capital Programme for 2020/21 shown above in table 4 will 

be funded from an appropriate combination of Major Repairs Reserves (from 
depreciation), revenue contributions (RCCO), capital receipts (Right to Buy), capital 
grants and borrowing.  
 

7.7 A summary of the estimated funding profile for the 2020/21 capital programme is shown 
in the table 5 below. The final funding profile will be agreed by the Section 151 Officer 
as per the financial procedure rules.  



 

 

Table 5: Capital Investment Funding Estimates 
 

Capital Investment  
Total Funding 

£000 

Major Repairs Reserve 6,759 

Revenue (RCCO) 0 

Capital (RTB) Receipts  2,069 

Capital Grant Receipts 187 

Borrowing  6,829 

TOTAL Funding 15,844 

 
7.8 Major Works 

 
7.8.1 These schemes will be focusing on ensuring that a decent homes standard is maintained 

and that the housing stock major components are replaced periodically as per our capital 
works programme for 2020/21. This will also include unplanned major works on voids 
where the property is returned in a poor condition and requires a full re-work ahead of 
the capital works programme.  

7.8.2 The Major Works capital programme will be broken down into component schemes, with 
table 6 below showing the estimated amount to be spent on each scheme. 

Table 6: Major Works 
 

Capital Scheme  
Total Cost 

£000 

Kitchens  100 
Bathrooms  100 
Roofing 50 
Windows  1,000 
Heating (Open Vented) 1,050 
Doors 100 
Fasciae and Soffits 750 
Door Entry Systems  400 
Voids Kitchens and Bathrooms  150 

Drainage  50 

Scaffolding  979 
Heating for Warmer Homes  262 
Insulation  388 

Total  5,379 

 
7.9 Improvements 

 
7.10 The Improvements capital programme will be focusing on ongoing fire safety works and 

ensuring all housing stock continues to adhere to the fire safety regulations. The one-off 
fire safety works will focus on the replacement of key components.   
 

7.10.1 The Improvements capital programme will be broken down into component schemes, 
with table 7 below showing the estimate amount to be spent on each scheme. 



 

 

Table 7: Improvements   
 

Capital Scheme  
Total Cost 

£000 

Fire Safety (ongoing) 150 
Fire Safety (one off) 2,000 

Total  2,150 

 
7.11 Related Assets 

 
7.11.1 The Council also owns a number of related assets in addition to the housing stock. These 

include garages, meeting / community halls and shops. The proposed capital investment 
of £100k will ensure that these assets are maintained as required.  

 
7.12 Exceptional Extensive Works 
 
7.12.1 This capital investment of £350k will be used primarily for asbestos removal and works 

to the Council’s non-traditional properties.  

 
7.13 Disabled Facilities and Aids and Adaptations 

 
7.13.1 This is an annual recurring budget for small and large scale home aids and adaptations 

in tenants’ homes where there are mobility issues. This budget is demand led by 
requests from tenants or through recommendations by occupational therapists or other 
healthcare professionals. Applications are made through the Somerset West Private 
Sector Housing Partnership. 

7.13.2 The demand for adaptations has been historically lower than budget and provision has 
been made in the 2020 Business Plan to reduce this to £300k per annum. This will be 
achieved with a number of steps being taken, such as moving towards more cost 
effective installations of wet floor shower rooms through a new fixed price contract; 
switching from concrete ramps to better value metal modular ramps; and a move toward 
stairlift loans and recycling, rather than purchases. These measures will ensure that the 
service stays within reduced budgets without impacting tenants. 

7.14 Vehicles  
 

7.14.1 The service uses a combination of both owned and leased vehicles depending on the 
complex nature of the vehicle requirements, to deliver services to our tenants. This 
capital investment of £121k per year is to cover the replacement cost of owned vehicles 
on a cyclical basis.   

7.15 IT Systems and Software Improvements  
 

7.15.1 There are a number of business critical IT systems and software applications used to 
run the HRA. These include Academy, Open Contractor, Codeman, Abritas and e5. This 
capital investment of £546k is to support the Housing Technology Programme which is 
planning to deliver the replacement of Academy into the Open Housing as well as the 



 

 

implementation of Open Assets.  
 

7.15.2 The HRA will also need to fund a share of the future corporate technology change 
programme which includes renewing contracts / licence agreements and upgrading to 
Microsoft 365, as well as e5 contractual upgrades and the implementation of new 
accounts payable invoicing software.  
 

7.15.3 All of the above will also require IT infrastructure upgrades to add additional server 
capacity into the data centre to allow us to create the new services that these projects 
required.  
 

7.16 Social Housing Development  
 

7.16.1 A budget of £6.898m has been included within the capital programme as a back stop to 
ensure that we are able to meet our total spend requirements for 2020/21 under the RTB 
“1-4-1 Agreement” (explained in section 9 below). This would be funded 30% from 
retained RTB capital receipts.  

7.16.2 This equates to approximately 42 new social housing units and directly delivers on the 
aspiration for an additional 500 homes in the next 10 years 

7.16.3 There are a number of individual social housing schemes that are currently being 
developed. As individual schemes are presented to Full Council for approval, the need 
for the notional amount of £6.898m would reduce as RTB spend is met through specific 
schemes.  

8 HRA Borrowing  

8.1 In 2012 the Council took out additional external borrowing of £85.198m as part of the 
self-financing settlement with the Government. This meant that the total debt owed by 
the HRA at the start of self-financing was £99.649m (which included £9m of pre self-
financing loans and £5.451m of internal borrowing).   

8.2 As part of the self-financing agreement, an individual housing revenue borrowing cap of 
£116m was implemented for TDBC. This meant that the HRA was unable to exceed 
capital borrowing of £116m within the HRA Business Plan. Although the Government 
abolished the HRA Debt Cap in October 2018, it is proposed to set a prudent debt cap 
for the HRA.  

8.3 The total capital borrowing requirement (debt balance) owed by the HRA at the start of 
2019/20 was £103m.  

8.4 The HRA 2020 Business Plan assumes that there will be a significant increase in new 
borrowing over the next 10 years to meet the increased ambitions for capital investment. 
This will result in additional cost pressures to cover the financing of this new investment 
and refinancing of existing loans.   

8.5 The budgeted annual provision of £1.821m for the repayment of debt will be used to 
repay existing debt, finance any new external borrowings as required or to reduce the 
year-on-year capital financing requirement. Any surplus funds from the revenue account 
will be used to protect reserves in the first instance but will then be used to reduce future 



 

 

capital financing requirements.   

8.6 Whilst this report is focusing on the budget for year 1 of the HRA 2020 30-Year Business 
Plan, it is important to consider the impact that decisions taken now have on the entirety 
of the plan, for example the cumulative impact of future rental income and the future 
financing requirements of borrowings.  

8.7 The one-off application of the rent flexibility allowance for new tenants only, if approved, 
will provide more headroom against our internal debt cap which means that there is less 
risk and more interest cover available, and enables the Business Plan to deliver the new 
build aspirations and reduce debt back down to approximately £129m over the 30 years.  

8.8 The S151 Officer is working with Arlingclose, the Council’s Treasury advisors, on how 
best to refinance the existing loans as they fall due over the next 10 years and how to 
take out new external borrowing to fund approved schemes such as the North Taunton 
Regeneration scheme, in a way that minimises debt costs and risk.  

8.9 The funding and cash flow implications of the HRA 2020 Business Plan will be managed 
in line with the Council’s Capital, Investment and Treasury Strategies which is approved 
alongside the annual budget each year.  

9 Right to Buy (RTB) Receipts 

9.1 The RTB scheme is a government scheme that enables tenants to purchase their homes 

at a discount, subject to meeting qualifying criteria. The scheme saw the maximum 

discount increase significantly in 2012 to up to £75,000 followed by a steady increase 

year on year to up to £82,800 in April 2019. 

9.2 Taunton Deane Borough Council signed up to a “1-4-1 Agreement” with the 

Treasury/MHCLG to retain a higher proportion of RTB the additional receipts on the 

proviso, and agreed that these receipts would be used to fund new social housing. This 

agreement continues now under SWT until such time as the Council decides to opt out. 

Only a small percentage of receipts from RTB sales are retained by the Council. These 

additional RTB receipts can only account for 30% of spend on new social housing costs, 

with the remaining 70% coming from other funds such as revenue funding or borrowing.  

9.3 The RTB receipts cannot be used in the same scheme as other Government funding 

such as grants from Homes England. They must also be spent within three years of the 

capital receipt, or must be returned to Government with interest at 4% over base rate 

from the date of the original receipt. Receipts can be returned to Government in the 

quarter in which they are received with no interest payable.  

 
9.4 Alternatively, the 30% RTB funding could be granted to and used by Housing 

Associations in the area, providing they meet the same match funding requirements. 

The new housing doesn’t need to be provided by the Council. 

 
9.5 To date, the Council has successfully spent all of their retained 1-4-1 receipts resulting 

in no returns being made to the Treasury/MHCLG.  

 



 

 

9.6 RTB Receipts Year to Date: Table 8 below shows the number of RTB sales, the total 

(capital) receipts received under the new RTB discount scheme, the Council retained 1-

4-1 receipts to be used for new social housing, and the total amount that would need to 

be spent by the Council in order to fully retain them. 

Table 8: Right to Buy Receipts  

 

 

[Note that the grey data is estimated.] 

9.7 Forecast Spend of RTB Receipts: The spend year to date and the current forecast 

spend can be shown in graph 1 below. The estimated spend on approved schemes, 

such as Outer Circle and Laxton Road, together with additional open market buybacks, 

will be sufficient to meet the RTB match funding requirements to quarter 4 of 2019/20.  

9.8 Looking forwards over the next three years, there are a number of new build and off-

the-shelf buybacks being investigated that, if approved by Full Council, together with a 

minimal amount of open market buybacks, will see our RTB match funding requirements 

achieved for the next three years.   

9.9 This will support the aspiration for an additional 1000 homes in the next 30 years, being 

able to achieve this with 30% match funding from RTB Receipts, whilst ensuring we do 

not have to return our RTB receipts (plus interest) back to the Government.  

9.10 However this will require significant borrowing, which is now possible since the removal 

of the debt cap, and will have to be managed carefully within the overall 2020 Business 

Plan to ensure that the revenue account can fund the interest payments and principal 

loan repayment.  

 

Sales 37         47           35         38         44         53         34         

Total Receipts (£k) 2,330   2,705     2,317   2,666   3,568   3,971   2,576   

1-4-1 Receipts (£k) 1,234   1,230     1,005   1,193   1,864   2,069   1,149   

1-4-1 Receipts Spend - Per Year (£k) 1,234   1,230   1,005   1,193   

Match Funding Spend - Per Year (£k) 2,879   2,871   2,345   2,783   

Total Spend Required - Per Year (£k) -       -         -       4,112   4,102   3,350   3,976   

Total Spend Required - Cumulative  (£k) -       -         -       4,112   8,214   11,563 15,539 

Average number of units per year 25         25         20         24         

Total 

2016/17

Total 

2017/18

Total 

2018/19

Total 

2012/13

Total 

2013/14

Total 

2014/15

Total 

2015/16

Sales 35         32           32         32         

Total Receipts (£k) 2,317   2,576     2,576   2,576   

1-4-1 Receipts (£k) 1,005   1,149     1,149   1,149   

1-4-1 Receipts Spend - Per Year (£k) 1,864   2,069     1,149   1,005   

Match Funding Spend - Per Year (£k) 4,349   4,829     2,681   2,345   

Total Spend Required - Per Year (£k) 6,213   6,898     3,830   3,350   

Total Spend Required - Cumulative  (£k) 21,752 28,650   32,480 35,829 

Average number of units per year 38         42           23         20         

Total 

2019/20

Total 

2020/21

Total 

2021/22

Total 

2022/23



 

 

 

Graph 1: Right to Buy Receipts and Forecast Spend  

 

 

10 Links to Corporate Strategy 

10.1 The budget proposals for 2020/21 have been prepared in line with the HRA 2020 
Business Plan and newly adopted Corporate Strategy2.  
 

11 Finance / Resource Implications 
 

11.1 This is a finance report and therefore no further finance comments are required.  

12 Legal  Implications 

12.1 The HRA is governed by the following legislations: 

 Housing Act 1985 (Part II) 

 Housing Act 1988 

 Local Government and Housing Act 1989 (section 74) 

 Local Government Act 2003 

 Localism Act 2011 
 

12.2 The introduction of the Local Government and Housing Act 1989 meant that the HRA 
was now required to become a ‘ring-fenced’ account, completely separated from the GF. 
As a consequence local authorities can only include items in the HRA for which there is 
statutory provision, and transfers of income and expenditure between the HRA and the 
General Fund are only allowed in very specific circumstances. In essence, rents cannot 
be subsidised by transfers from the General Fund, and Council Tax cannot be subsidised 
by transfers from the HRA. 
 

                                            
2 https://www.somersetwestandtaunton.gov.uk/your-council/corporate-strategy/ 

https://www.somersetwestandtaunton.gov.uk/your-council/corporate-strategy/


 

 

12.3 The introduction of the Localism Act 2011 reformed local authority housing financing with 
the abolition of the national subsidy system and a move to ‘self-financing’ from April 
2012. This meant that local authority housing revenue accounts are able to retain all 
rental income to meet the costs of managing and maintaining their housing stock.  

13 Climate and Sustainability Implications 

13.1 As part of the HRA 2020 Business Plan review a “Strategic Asset Investment Proposal 
For Housing In Relation to Achieving Affordable Warmth & Carbon Neutrality (Retrofit 
Strategy)” report was commissioned. This report was produced to inform the Council on 
how they could achieve carbon neutrality within the housing stock by 2050 as 
recommended within the “SWT Carbon Neutrality and Climate Resilience Plan”.  

13.2 As part of the Major Works capital programme, the HRA will be looking to replace 
components in a thermally efficient way where possible, for example installing air source 
heat pumps, external wall insulation and thermally efficient windows.  

14 Safeguarding and/or Community Safety Implications 

14.1 The HRA has an ongoing responsibility for the safeguarding of vulnerable people within 
its communities. There are no changes proposed within this report.  

15 Equality and Diversity Implications 

15.1 The Housing Specialist has assessed the proposals presented within this report as 
driven by the HRA 2020 Business Plan and Rent Policy. An equality impact assessment 
form can be found in Appendix D.   

16 Social Value Implications 

16.1 Our approach to social value will encompass the full procurement and commissioning 
cycles, service planning and review, decision making and policy development as 
described in the Council’s Social Value Statement (Social Value within Procurement - 
June 2018).  

17 Partnership Implications 

17.1 The HRA budget includes significant expenditure on services provided by MIND, 
citizen’s advice, Inspire to Achieve, Taunton East Development Trust, North Taunton 
and Wiveliscombe Area partnership.  

18 Health and Wellbeing Implications 

18.1 None for the purposes of this report. Any relevant information and decisions with regard 
to health and wellbeing will be reported as these emerge through the financial planning 
process. 

19 Asset Management Implications 

19.1 This report includes a section relating to the capital programme for 2020/21 and 
therefore no further comments are required.  



 

 

20 Data Protection Implications 

20.1 None for the purposes of this report. 

21 Consultation Implications 

21.1 Consultation will be undertaken with tenants through the Strategic Tenants Board.  

22 Scrutiny Comments / Recommendation(s) 

22.1 Due to the timing of publishing the report for the Executive Committee meeting on 22 
January, a verbal update will be provided on any comments and/or recommendations 
arising from the Strategic Tenants Board and Scrutiny Committee.  

 
Democratic Path:   
 

Committee / Board Yes / No Date 

Informal Executive Yes 6 Jan 2020 

Strategic Tenants Board Yes  15 Jan 2020 

All Members Briefing Yes 16 Jan 2020 

Scrutiny Yes 20 Jan 2020 

Executive Yes 22 Jan 2020 

Full Council Yes 19 Feb 2020 

 
Reporting Frequency:   Annually 
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APPENDIX A 
 

HRA Revenue Budget for 2020/21 and Medium Term Financial Plan 
 

 
 
  

 2019/20  2020/21  2021/22  2022/23  2023/24  2024/25 

£'000 £'000 £'000 £'000 £'000 £'000

Income

Dwelling Rents (24,013) (24,225) (24,979) (25,779) (26,558) (27,442)

Non Dwelling Rents (649) (719) (734) (750) (765) (781)

Service Charges (1,424) (1,457) (1,495) (1,534) (1,574) (1,615)

Other Income (132) (371) (366) (361) (355) (354)

Total Income (26,217) (26,773) (27,575) (28,423) (29,252) (30,192)

Expenditure

Repairs and Maintenance 3,549           3,617           3,722           3,796           3,872           3,950           

Management 8,492           7,649           7,834           8,023           8,216           8,415           

Rents and Rates 484              320              328              336              345              354              

Special Management 1,187           3,394           3,079           3,076           3,147           3,220           

Bad Debt Provision 60               180              186              128              131              135              

Debt Management Expenses 9                 -                  -                  -                  -                  -                  

Total Expenditure 13,780         15,160         15,148         15,359         15,712         16,074         

Other Expenditure

Depreciation - dwellings 6,346           6,790           6,920           7,053           7,189           7,327           

Depreciation - non dwellings 176              210              214              217              220              223              

RCCO 250              -                  -                  -                  -                  -                  

Contribution to CDC 229              229              229              229              229              229              

Interest Payable 2,619           2,745           3,877           4,124           4,353           4,503           

Investment Income (70) -                  -                  -                  -                  -                  

Social Housing Development Fund 1,170           -                  -                  -                  -                  -                  

Provision for repayment of debt 1,821           1,821           1,187           1,441           1,550           1,836           

Movement in Reserves (104) (183) -                  -                  -                  -                  

Total Other 12,437         11,613         12,427         13,065         13,540         14,119         

Total - (surplus) / deficit -                  -                  -                  -                  -                  -                  



 

 

APPENDIX B 
 
Proposed Fees and Charges 2020/21 
 

Displayed below is the table of fees and charges, comparing 2019/20 to 2020/21 indicative 
prices (CPI of 1.7% + 1% has been applied). 
 

Housing Service Charges   Actual %  Actual 

  2019/20 increase 2020/21 
 

Table 1: Service Charges (VAT not applicable) – Per Week 

    

Communal areas  £0.65 CPI+1% £0.67 

Grounds maintenance  £1.90 CPI+1% £1.95 

Heating charge (Broomfield House only)  £5.23 CPI+1% £5.37 

Laundry charge (Broomfield House only)  £1.59 CPI+1% £1.63 

 

Table 2: Combined Service Charges (VAT not applicable) – Per Week 

    

Sheltered Housing Service Charge  £11.96 CPI+1% £12.28 

Sheltered Piper Charge  £5.05 CPI+1% £5.19 

Extra Care Housing Service Charge  £22.44 CPI+1% £23.05 

Extra Care Piper Charge  £5.84 CPI+1% £6.00 

 

Table 3: Garage Rents  - Per Week 

    

Council Tenants (VAT not applicable)  £6.37 CPI+1% £6.54 

Private Tenants and Owner Occupiers (exc. VAT)  £8.60 16.3% £10.00 

Private Tenants and Owner Occupiers (inc. VAT)  £10.32 16.3% £12.00 

 

Table 4: Hire Charges for Sheltered Scheme Meeting Halls (ex VAT) 

    

First hour  £10.80 CPI+1% £11.10 

Each half hour thereafter  £5.40 CPI+1% £5.60 

6 hours plus  £64.40 CPI+1% £66.20 

Total charge for residents in a scheme and community 
organisations  

£14.80 CPI+1% £15.20 

 

Table 5: Hire Charges for Sheltered Scheme Guest Rooms (ex VAT) 

Tauntfield, Middleway, Hope Corner Lane, Kilkenny and Lodge 

 

 No. of nights per person -1st night per person per night  £22.00 CPI+1% £23.00 

 No. of nights per person -2  £32.00 CPI+1% £33.00 

 No. of nights per person -3  £43.00 CPI+1% £44.50 

 No. of nights per person -4  £54.00 CPI+1% £55.50 

 No. of nights per person -5  £64.00 CPI+1% £66.00 

 No. of nights per person -6  £75.50 CPI+1% £78.00 

 No. of nights per person -7  £86.00 CPI+1% £88.50 

 

 

 

 



 

 

APPENDIX B (CONT.) 

 

Table 6: Temporary Accommodation (rent per day, 
VAT not applicable) 

Daily 
Service 
Charge 
2019/20 

Gross 
Daily 
Licence 
Fee & 
Service 
Charge 
2019/20 

Daily 
Service 
Charge 
2020/21 

Gross 
Daily   
Licence 
Fee & 
Service 
Charge 
2020/21 

9b School Road (2 bedroom) £1.00 £17.31 £1.03 £18.29 

57 Priory (3 bedroom) £1.26 £20.54 £1.29 £22.10 

40 Humphreys Road (2 bedroom) £1.00 £17.31 £1.03 £18.29 

1 Gay Street (2 bedroom) £1.00 £17.31 £1.03 £18.29 

10 Duke Street (3 bedroom)  £1.26 £20.54 £1.29 £22.10 

12 Moorland Close annex (1 bedroom) n/a n/a £0.77 £13.92 

     

Outer Circle         

96 Outer Circle (2 bedroom) £1.00 £17.31 £1.03 £18.29 

113 (studio) £0.75 £13.80 £0.77 £13.92 

113a (studio) £0.75 £13.80 £0.77 £13.92 

115 (3 bedroom)  £1.26 £20.54 £1.29 £22.10 

115a (3 bedroom) £1.26 £20.54 £1.29 £22.10 

119 (studio) £0.75 £13.80 £0.77 £13.92 

119a (studio) £0.75 £13.80 £0.77 £13.92 

     

Snedden Grove          

Unit 1 (2 bedroom) £1.00 £17.31 £1.03 £18.29 

Unit 2 (2 bedroom) £1.00 £17.31 £1.03 £18.29 

Unit 3 (2 bedroom) £1.00 £17.31 £1.03 £18.29 

Unit 4 (3 bedroom) £1.26 £20.54 £1.29 £22.10 

Unit 5 (3 bedroom) £1.26 £20.54 £1.29 £22.10 

Unit 6 (2 bedroom) £1.00 £17.31 £1.03 £18.29 

Unit 7 (3 bedroom) £1.26 £20.54 £1.29 £22.10 

Unit 8 (2 bedroom) £1.00 £17.31 £1.03 £18.29 

     

Wheatley Crescent         

5a (2 bedroom) £1.00 £17.31 £1.03 £18.29 

30 (1 bedroom) £0.75 £13.80 £0.77 £13.92 

32 (1 bedroom) £0.75 £13.80 £0.77 £13.92 

34 (1 bedroom) £0.75 £13.80 £0.77 £13.92 

36 (1 bedroom) £0.75 £13.80 £0.77 £13.92 

     

Howard Road (Magna)         

43a      (1 bedroom) n/a £13.05 n/a £13.15 

43b      (1 bedroom) n/a £13.05 n/a £13.15 

43c      (1 bedroom) n/a £13.05 n/a £13.15 

43d      (1 bedroom) n/a £13.05 n/a £13.15 

     

 

Discounts 
Discounts do not apply to service charges. 
 



 

 

 

APPENDIX C 
 

HRA Five Year Capital Programme from 2020/21 
 
 

HRA Capital Programme 
 2020/21   2021/22   2022/23   2023/24   2024/25  

£'000 £'000 £'000 £'000 £'000 

Major Works        5,379         5,379         5,379         5,379         5,379  

Improvements / Fire Safety        2,150            150            150            150            150  

Related Assets           100            100            100            100            100  

Exceptional Extensive           350            350            350            350            350  

Disabled Adaptations           300            300            300            300            300  

Vehicles           121            121            121            121            121  

ICT           546              -                -                -                -    

Total        8,946         6,400         6,400         6,400         6,400  

 
 
 
 

 

  



 

 

APPENDIX D 
 

Equality Impact Assessment Form 
 
 
 
 
 

Somerset Equality Impact Assessment 

 

Organisation prepared for Somerset West and Taunton Council 

Version 1 Date Completed January 2020 

Description of what is being impact assessed 

 
Somerset West and Taunton Council (SWT) Housing Revenue Account (HRA) Business Plan 2020 – 2050 

 
The strategic objectives of the business plan are to: Deliver more new homes; Provide great customer service; and Improve existing 
homes and neighbourhood. 

 
HRA budget setting 2020/21 

 

The HRA budget setting report enables the council to set a balanced budget for 2020/21 that reflects SWT’s HRA business plan and 

takes into account councillor's priorities. The report provides an overview of the finances for the HRA. It covers both HRA revenue and 

housing capital spending, highlighting the inter-relationships between the two. 

 
Council housing rent setting policy from April 2020 for a period of up to 5 years 

 
To ensure continued investment in the management, maintenance and development of council housing stock to ensure the needs of 
existing and potential tenants are met, and to provide enhanced support for families and communities experiencing hardship. 



 

 

 
HRA fees and charges for 2020/2021 

 
To increase the fees and charges from April 2020 for the HRA to ensure sufficient financial resources are in place to deliver the 
services. 
 

Evidence 

What data/information have you used to assess how this policy/service might impact on protected groups? Sources such as 
the Office of National Statistics, Somerset Intelligence Partnership, Somerset’s Joint Strategic Needs Analysis (JSNA), Staff and/ or 
area profiles,, should be detailed here 

 
Data: 
 
Major changes in national housing finance and housing policy – 2019/20 
 
Somerset West and Taunton’s Corporate Strategy 2020 – 2024 
 
The most current available data on our tenants and our housing stock. 
 
(Note: Further work will continue in this area as tenant engagement resources are increased) 
 

Who have you consulted with to assess possible impact on protected groups?  If you have not consulted other people, please 
explain why? 

 
Engagement: 
 
Consultation and regular meetings with the SWT Tenants Strategic Board during 2019/20 
  
Wider engagement with councillors in the development of the HRA Business Plan 2020–2050 throughout 2019/20 
 

https://www.ons.gov.uk/
https://www.somersetintelligence.org.uk/
http://www.somersetintelligence.org.uk/jsna/
http://www.somersetintelligence.org.uk/district-community-profiles.html


 

 

Analysis of impact on protected groups 

The Public Sector Equality Duty requires us to eliminate discrimination, advance equality of opportunity and foster good relations with 

protected groups. Consider how this policy/service will achieve these aims. In the table below, using the evidence outlined above and 

your own understanding, detail what considerations and potential impacts against each of the three aims of the Public Sector Equality 

Duty. Based on this information, make an assessment of the likely outcome, before you have implemented any mitigation. 

Protected group Summary of impact 
Negative 
outcome 

Neutral 
outcome 

Positive 
outcome 

Age People will benefit from the overall investment in council housing. 
 
The increased choice of affordable housing type, size and tenure 
provides housing options for all age groups. 
 
Improvements in energy efficiency will help to protect tenants, 
whatever their age or the hardships they experience, from fuel poverty. 
 
The rent setting policy and the increase to fees and charges will be 
applied across our housing stock. This increase in the gross rental 
charge for existing tenants and new tenants moving into our housing 
will have a neutral effect on protected groups. The cost rise to tenants 
is a relatively modest one and follows four years of rent reductions for 
tenants. The rise will enable the council to continue to provide an 
excellent range of services. 
 
Note: A total of 3,265 (58%) of our existing tenants are in receipt of 
help with housing costs i.e. Housing Benefit or Universal Credit. 
 
The impact of both investment prioritisation and improvements to 
service delivery need to be assessed in more detail as part of an 
annual planning process in order to identify more precisely the 
potential for both negative and positive of the business plan on this 
specific group. 
 

☐ ☒ ☒ 



 

 

Communications on any complex changes may disproportionately 
worry tenants in sheltered/supported housing. 

Disability People will benefit from the overall investment in council housing. 
 
Specific provision for a range of new adapted properties will be made 
to provide a housing choice for those with a disability. 
 
Eligible tenants will particularly benefit from the provision of disabled 
adaptations (major and minor) to existing council housing. 
 

☐ ☐ ☒ 

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

☐ ☐ ☒ 

Marriage and civil 
partnership 

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

☐ ☐ ☒ 

Pregnancy and 
maternity 

People will benefit from the overall investment in council housing.  
 
Within the business plan there is potential for investment in better 
quality and additional family housing.  
 
There is not expected to be any particular negative impact on this 
specific group. 

 

☐ ☐ ☒ 



 

 

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

Any proposed re‐development of the housing stock could potentially 
have a negative impact on a specific group of tenants, depending 
upon the location. 
 
Communication about the business plan may not fully reach those for 
whom English is not their first language.  

 

☒ ☒ ☒ 

Religion or belief People will benefit from the overall investment in council housing.  
 
Developing and supporting staff to provide great customer service will 
ensure appropriate and sensitive services are delivered to the religious 
or belief requirements of tenants. 
 
There is not expected to be any particular negative impact on this 
specific group. 
 

☐ ☐ ☒ 

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

☐ ☐ ☒ 

Sexual orientation People will benefit from the overall investment in council housing.  
 
Investment in our communities will ensure information about our 
services is accessible so that people can benefit from all our activities. 
People experiencing alarm, distress and harassment will benefit from 
investment being made into providing great customer services which 
will be community inclusive. 

☐ ☐ ☒ 



 

 

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

Other, e.g. carers, 
veterans, homeless, 
low income, 
rurality/isolation, etc. 

Property lettings will be allocated via the choice based lettings system 
- Homefinder Somerset, which has equality and diversity policies in 
place to ensure protected groups are not disadvantaged. 
 
The rent setting policy and the increase to fees and charges will be 
applied across our housing stock. This increase in the gross rental 
charge for existing tenants and new tenants moving into our housing 
will have a neutral effect on protected groups. The cost rise to tenants 
is a relatively modest one and follows four years of rent reductions for 
tenants. The rise will enable the council to continue to provide an 
excellent range of services. 
 
The application of rent tolerances for certain individual properties will 
take account of local factors and concerns, in consultation with 
tenants.  
 
To help support tenants on low incomes the housing service will 
continue to provide a number of initiatives to enable them to manage 
their finances and maximise their income: 
 

 Publish clear information on rent which helps tenants to 
manage their own finances; 

 Signpost tenants to a relevant benefit agency to help ensure 
they are maximising their income to meet their living costs; 

 Take action to raise the awareness of accessing a range of 
welfare benefits; and 

 Provide the opportunity to access direct support in checking 
they are in receipt of the welfare benefits they are entitled to 
claim. 

 

☐ ☒ ☒ 



 

 

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

Negative outcomes action plan 
Where you have ascertained that there will potentially be negative outcomes, you are required to mitigate the impact of these.  Please 
detail below the actions that you intend to take. 

Action taken/to be taken Date 
Person 

responsible 
How will it be 
monitored? 

Action complete 

Communications on any complex changes may 
disproportionately worry tenants in sheltered/supported 
housing. We will communicate with all tenants to explain 
any significant changes affecting them and what we are 
investing in. 

2020 -
ongoing 

Case 
Management 
Leads  

Regular 
meetings and 
wider 
engagement 
with 
stakeholders. 

☐ 

There is potential to alienate specific ethnic groups when 
housing is identified for regeneration/redevelopment. We 

will consider re‐supply of appropriate housing to meet the 
needs of ethnic groups as part of any future regeneration/ 
redevelopment. 

 

2020 -
ongoing 

Development 
and 
Regeneration 
Lead 

Regular 
meetings and 
wider 
engagement 
with 
stakeholders. 

☐ 

Those for whom English is not their first language are not 
made fully aware of changes. We will offer translation of 
communication into alternative languages. We will engage 
with minority groups using existing tenant involvement 
channels. 

2020 - 
ongoing 

Case 
Management 
Leads 

Regular 
meetings and 
wider 
engagement 
with 
stakeholders. 

☐ 

There is potential to alienate religious or belief groups when 
housing is identified for regeneration/redevelopment. We 

2020 -
ongoing 

Development 
and 

Regular 
meetings and 

☐ 



 

 

will consider re‐supply of appropriate housing to meet the 
needs of any religious or belief groups as part of any future 
regeneration/redevelopment scheme. 

Regeneration 
Lead  

wider 
engagement  
with 
stakeholders. 

The rent setting policy and the increase to fees and charges 
will be applied across our housing stock. This increase in 
the gross rental charge for existing tenants and new tenants 
moving into in our housing will have a neutral effect on 
protected groups. The cost rise to tenants is a relatively 
modest one and follows four years of rent reductions for 
tenants. The rise will enable the council to continue to 
provide an excellent range of services. 
 
To help support tenants on low incomes the housing service 
will continue to provide a number of initiatives to enable 
them to manage their finances and maximise their income: 
 

 Publish clear information on rent which helps tenants 
to manage their own finances; 

 Signpost tenants to a relevant benefit agency to help 
ensure they are maximising their income to meet 
their living costs; 

 Take action to raise the awareness of accessing a 
range of welfare benefits; and 

 Provide the opportunity to access direct support in 
checking they are in receipt of the welfare benefits 
they are entitled to claim. 

As the report states, it is acknowledged that there may be 
an increase in the level of rent arrears. The proposed 
budgets for rental income in 2020/21 make a provision for 
an increase in arrears/bad debt. 
 
 
 

2020 – 
onging 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2020/21  
 
 
 
 
 
 

Case 
Management 
Leads  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Case 
Management 
Lead – Finance  
 
 
 
 

Regular 
meetings and 
wider 
engagement  
with 
stakeholders. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Regular 
meetings.  
Annual review 
of the HRA 
financial 
model. 
 

☐ 



 

 

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

 

2021 – 
ongoing  

Director of 
Housing  

Annual review 
of the HRA 
business plan. 

If negative impacts remain, please provide an explanation below. 
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