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1.

INTRODUCTION

1.1

This Business Plan for Sedgemoor District Council aims to set out what the
Council aims to achieve in its landlord function in the short to medium term.
The Plan is being consulted on with the tenants of the Council, takes account
of the Council’s wider community objectives and, in addition, has a strong link
with the Council’s overarching Housing Strategy.

1.2

Purpose of the Plan

1.2.1

This document is a business planning tool to help ensure the effective
long-term management of the housing service and to allow the best use of
available resources. The Plan highlights how Sedgemoor will respond to
both immediate and future opportunities and challenges. The management
of the Council's housing stock will be integrated with both the overall
housing strategy and also the wider Council and Community objectives and
aims.

1.2.2

In line with Government guidance, Sedgemoor’s business plan is a 30 year
financial projection, which will be updated on a regular basis. This will take
account of new government legislation or guidance, updated estimates of
resources and expenditure and any other changes in circumstances that
might affect our ability to manage and maintain the stock.

1.2.3

The Business Plan is an important tool in planning and ensuring delivery of
key tasks, and as such, Sedgemoor will ensure that the Business Plan is
monitored on an ongoing basis and updated when appropriate.

1.2.4

The document, including appendices, contains the data and information to
support the case for the proposed business direction. Some readers may
need more detailed information on particular issues and a list of references
is therefore provided in Appendix 1.

2.

EXECUTIVE SUMMARY

2.1

(to be completed when full report is agreed)

3.

STRATEGIC CONTEXT

3.1

Government Policy

3.1.1

There are a number of Government policy documents that impact on the
preparation of the Plan:
•
•

Comprehensive Spending Review (CSR) – July 2004
Consultation Document on Capital Financing Regime – August 2002
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•
•
•
•
•

3.1.2

Sustainable Communities – Building for the Future (Communities
Plan) – February 2003
Public Services Agreement (PSA) Plus Review – March 2003
Guidance on Option Appraisals – June 2003
The Local Government Act 2003
Housing Revenue Account Subsidy Determination 2004/05 – Dec
2003

The most significant impacts from these are:

•

Consultation Document on Capital Financing Regime:
o For all Councils, including those that are debt-free, 75% of RTB
receipts are pooled into a national capital receipts pot (replacing
previous set aside arrangements);
o Local Authority SHG now replaced by grants from local authorities,
which will not be reimbursed from the Housing Corporation;
o A radical reform of the capital finance system.

•

The Communities Plan:
o Brought in a statutory framework to endorse the split between the
housing strategy and HRA business planning.
o Introduced plans to pool capital receipts and extend this to debt free
authorities. As a concession this will be phased in over 3 years.
o Pooled capital receipts will be packaged with funds targeted for social
housing and key worker accommodation and allocated by the new
Regional Housing Boards (RHB) that are being set up. This will
combine money previously available as part of the Housing Investment
Programme (HIP) and the Approved Development Programme (ADP).
o Local Authority Social Housing Grant to be discontinued as previously
heralded.
o Reaffirmed the Government commitment to achieving the Decent
Homes targets by 2010 and indicated that authorities would be
expected to adopt one or more of the three options available if they
could not meet the investment needs from within their own resources.
o Expected every local authority to produce an objective and rigorous
appraisal of its investment options by July 2005 – supported by
resources from the Community Housing Task Force (CHTF).
o The three options: Arms Length Management Organisations (ALMO’s),
the Private Finance Initiative (PFI), and stock transfer were all given
additional financial support.

•

The PSA Plus Review introduced the need for a more robust option appraisal
process. The further guidelines on option appraisals issued in June 2003
require all authorities to have finalised the appraisal of their options for
delivering decent homes and providing a good service to tenants by July
2005. The appraisals need to be formally signed off by the appropriate
Government Office. Irrespective of the option chosen to deliver the decent
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homes standard, separation of the landlord role from the strategic function
should be encouraged as a means of improving performance.
•

3.2

The Local Government Act 2003 includes the following provisions relevant to
this Plan:
o the removal of rent rebates from the Housing Revenue Account (HRA),
which becomes a “straightforward” landlord account;
o high performing Arms Length Management Organisations (ALMO’s)
will, within limits set by the spending review, be free to retain the
proceeds of their rent increases to the amount necessary to fund the
borrowing they would need to upgrade their stock to the Decent Homes
standard;
o set-aside rules in relation to housing receipts will be replaced by a
pooling system that will apply to all housing receipts. Although this is of
most significance to debt-free Councils, the associated subsidy
arrangements may impact on the Council.
o The Act also contains powers to allow the Government to require that a
Housing Revenue Account (HRA) Business Plan be submitted, and to
allow Subsidy to be set on a non-formulaic basis. The Act sets out a
number of specific criteria, related to the Council’s wider role as a
Housing Authority, as well as its landlord role, as well as on the basis
of “assumptions as to any matter”. This means that the Government’s
judgement of the Council’s performance, or perhaps its assessment of
the HRA Business Plan or Option Appraisal to be carried out, could
influence the resources it receives.

The Local Context

3.2.1

This Business Plan is a tool to plan to allow effective management of the
Council housing and takes into account the requirement to meet the
following:
•

The Council’s legal responsibilities as a landlord

•

Tenants priorities and aspirations

•

The requirement to meet the Decent Homes standard for Sedgemoor’s
housing stock by 2010

•

The Council’s broader Community Strategy and Corporate Plan
objectives

•

Key Housing Strategy objectives

•

The review of alternative stock investment options to ensure the
viability and sustainability of the housing stock in both the short and
medium term
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3.2.2

3.3

Many of the above requirements are detailed in the 2004 Housing Strategy
and the Corporate Plan 2004-07. This Business Plan has key links with
both these documents and ensures that local issues are prioritised and
included within the Plan and aids in setting longer term objectives. The
Service Plan for Housing Services is included as Appendix 2.
Governance Arrangements

3.3.1

Corporate Governance is the system by which Sedgemoor directs and
controls functions and shows the links to their communities. The Corporate
Management Team ensures that the principles underpinning corporate
governance (openness and inclusivity, accountability, integrity, and up to
date) are reflected in the dimensions of the business and ensure that
Sedgemoor’s systems and processes are effectively monitored and subject
to ongoing review. The political structure of the Council is shown below:

Political Structure
Council
35 Conservative
14 Labour
1 Liberal Democrat

Overview and
Scrutiny Committees
• Best Value
• Scrutiny
• Policy Review
and performance
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Key Responsibilities
Full Council is the centre of decision making. All 50 members
remain collectively responsible for setting the Council’s annual
budget, major policies and the Council Tax levels each year. The
full Council meets every eight weeks.
The Executive makes the majority of service decisions and
The Executive
implements policy. Ten members of the majority party for the
Executive. Each has individual responsibilities, but make
collective decisions. Many decisions are taken by senior officers
under delegated powers from the Council. For any matters that
are outside the agreed policies or budget decisions are taken by
full Council. The Executive meets on a two-weekly cycle.
Overview and These three committees are responsible for being a “think tank”
for the Council, reviewing decisions made by Executive before
Scrutiny
and after they are implemented, reviews of services and
Committees
generally holding the Executive to account. All three committees
have a role to play in monitoring performance and achievement.
The Committees meet once every eight weeks.
Considers planning applications and meets once every four
Development
weeks.
Control
Licensing and The role of the Licensing Committee is to deal with Environmental
Health matters, public entertainment, taxi licensing and Health
registration
and Safety at work. It also sets and reviews all policies on
Committee
licensing and will be responsible for all liquor licensing matters.
Many decisions are delegated to officers. The committee meets
on an eight weekly cycle and as required.
This committee ensures that District and Parish members
Standards
continue to meet high standards of ethics and probity and may
Committee
deal with complaints made against Members. It meets as
required, This committee includes 2 independent members of the
public and a Parish Council representative.
Council
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The officer structure for Sedgemoor is shown below:
Chief Executive
Legal and Democratic Services
Corporate Support
Economic Development
Media and Communications
Corporate Complaints

Corporate Director

Regeneration

Corporate Director

Corporate Director

Operational
Services

Operational
Housing

Finance
Development
Services

Tourism, Culture
and Resorts

Environmental
Housing
and
Strategic Housing

E-Government
Change

Town Centre
Manager
Leisure and
Lifestyles
Revenues

Corporate Director

Housing Options

Property
Data Protection
and Risk

Waste
Management

Benefits

The officers of the Council are tasked with implementing
the decisions and policies agreed by Council or the
Executive, ensuring that services are provided efficiently
and effectively within identified resources, and to meet
the needs of the service users.
The Chief Executive and Corporate Management Team
have the overall responsibility for delivery of services
within Council policy. Heads of Services are responsible
for their individual service delivery and performance.

3.4
3.4.1

Corporate Management
Team
• Chief Executive
• Corporate Directors
• Head of Legal and
Democratic Services
• Head of Corporate
Support
• Public Relations
officer

Performance Management
Sedgemoor has a number of documents, processes and data that go to
make up the performance management system. There is an integrated
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process for policy, planning and performance management. This process
links community needs to council priorities to service targets to resources.
When
What we do
April – June Update the community
focus and strategy with
partners and interested
bodies.
July – Sept

Sept – Nov

Dec – Feb

April – July

April
onwards

3.4.2

3.5
3.5.1

Set corporate priorities for Executive and Scrutiny committees to
the council
develop priorities, initiatives and set
criteria for the budget
Chief Executive
Conduct
service
and Management team and heads of service
financial planning
prepare draft plans and budgets
Heads of Service/ Corporate Director
(Finance)
Agree
budgets
and Members and Officers finalise plans,
investment programmes
targets and resources
Heads of Service/ Corporate Director
(Finance)
Appraise staff and plan All staff contribute to the process where
their development
possible
Head of Corporate Support
Review our performance Audit and Performance Unit and Finance
quarterly (Actions Count!) manage the overall process and report to
Management Team and Members.
Head of Corporate Support

Services are monitored on a range of measures:
•
•
•
•
•

3.4.3

Who does what and responsible officer
Local people keep Council informed on
their needs and expectations
Corporate Director with responsibility for
Corporate Planning

User satisfaction
Service quality and delivery
Finance
Staffing performance
Key tasks and activities
Sedgemoor also conducts bi-annual public opinion surveys and reports
annually on performance through the Best Value Performance Plan.

Housing Services Performance Management
There are key performance indicators relating to the housing service
outlined within the Corporate Plan for 2004-07. These performance
indicators are:
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3.5.2

PI
63
66a
74a
184a
184b

3.6
3.6.1

•

Decrease proportion of council homes that are non-decent from 74.1%
to 40% by March 2005;

•

Increase development of new homes on Brownfield sites from 6% to
15% by March 2005;

•

Void turn around time to reduce from 34 calendar days to 20 calendar
days by April 2006.
A selection of Audit Commission Actual Performance Indicators for 200203 is shown in the table below for Sedgemoor’s Housing Service, along
with the 2003-04 Performance Indicator targets:
Description
Average SAP rating of local
authority owned dwellings
Rent Collection
Tenant Satisfaction – Overall
Service
Proportion of LA homes which
were non-decent
% Change in proportion of nondecent
LA homes between
1/4/02 & 1/4/03

2002-03 Actual PI
51%

2003-04 Target PI
61.4%

98.67%
77.1%

98.16%
85.2%

77.2%

82.45%

3.37%

6.2%

Sedgemoor’s Objectives and Vision
Sedgemoor’s Objectives and Vision are contained within the Corporate
Plan 2004-07 as shown below:

Community Health and
Improving people’s quality of life
Well-being
Crime Reduction

Reducing crime and the fear of Crime

Environment

To value and protect the environment

Life Learning

Opportunity through learning for all

Community Life

Encourage an active community

Transport and Access

Improving access and transport within the District

Economic Success

Improve Economic Well-being

Good Management

High Quality, Low Cost
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“The Sedgemoor Way” characterises how the authority conducts its business. In
short it represents the desire to be seen as a High Quality, Low Cost authority. It
encompasses the following values:

Performance

we will be strongly committed to service for individuals and
the community in all that we do

Accountable

we will be open and honest in our dealings with people
and in providing access to information

Accessible

we recognise our special responsibility to all people and
will value and respect diversity within and outside the
organisation

Partnership

we will work in partnership with others across all sectors to
promote the aims of the Council and to meet the needs of
people

Learning & Innovation

we will learn from what we do, and ensure that we are
responsible employers and managers in training,
recognising and rewarding people. We will wherever
possible look to provide leading edge services.

3.7

The Housing Services Department

3.7.1

In 2004 the Housing Services department has undergone a substantial
reorganisation in order to:
•
•
•
•
•

separate the operational from the strategic functions
bring the direct labour organisation within the housing service
improve performance management with a new business services
division
balance workloads and clarify accountabilities and responsibilities
strengthen tenant participation

3.7.2

The new staffing structure and senior management structure is shown in
Appendix 3.

3.7.3

In the first six months of operation, under the new structure, the service
has:
•
•

Implemented a repairs and maintenance improvement plan, achieving
improved performance across a wide range of performance measures
Identified poor performance in the DLO, agreed to subject the service
to competitive tendering while, at the same time, improving the DLO
operation so as to enable a competitive in-house bid
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•
•

Implemented a new Allocations Policy
Implemented a new Tenancy Agreement and Anti-Social Behaviour
Strategy
Agreed a new Tenant Participation Strategy
Agreed a Housing Strategy, Business Plan and Asset Management
Plan
Agreed to procure a new I.T system, following an external review of the
existing systems
Established comprehensive performance monitoring arrangements
Implemented a procedure manual for the service

•
•
•
•
•
3.7.4

The housing services portfolio has the following responsibilities:
•
•
•
•
•
•
•

3.7.5

Meeting the Decent Homes Standard is enshrined within the Community
Health and Well-being objective of improving the quality of people’s life.
The following action is contained within the Corporate Plan:
•

3.7.6

3.8

Decent Homes’ Standard
Management of Council Housing
Homelessness & Housing Needs
Sheltered Housing Schemes
Lifeline Care Centre
Housing Strategy
Stock Options

Provide decent and affordable homes throughout the district

This action will be measured by monitoring the percentage increase in
affordable homes, and the percentage increase in the Council’s dwellings
achieving the Decent Homes Standard.
Rent collection and arrears recovery

3.8.1

The housing service has consistently delivered a high standard of rent
recovery, this includes both performance and service delivery to tenants.
Sedgemoor has adopted the principles of the CAB "last resort campaign",
ensuring that recovery action taken involved a high degree of support
including referrals for independent help and advice from agencies such as
the Citizens Advice Bureau. Eviction is regarded as a last resort, with the
council evicting only 8 tenants for rent arrears during 2003-04 and only 3 in
the first half of 2004-05 whilst still attaining a high level of collection.

3.8.2

Following a review of the recovery of all council debts, Sedgemoor has
opted to form a central debt recovery section that will deal with the
recovery of all debts including rents. This is seen as an advantage both to
tenants and the Council, as it allows all debts to be considered when
making agreements to repay arrears or obtain court orders. Thus Council
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Tax arrears can be considered along with rent arrears and a balanced
approach taken in agreeing affordable payment terms.
3.8.3
3.9

This approach will go live in December 2004.
Rent Restructuring

3.9.1

Sedgemoor implemented rent restructuring from April 2002 following the
Guide to social rent reforms published by DETR in March 2001. This
guide proposed a formula in which a target rent is calculated for each
property based on a national weekly rent adjusted for regional variations in
house prices and wages. A further factor took account of the number of
bedrooms in a property.

3.9.2

Rents are increased each year from 2002/03 towards the target figure with
the aim of reaching it by 2011/12. The target is increased each year for
inflation and a further amount to bring convergence with rents charged by
Registered Social Landlords (RSLs).

3.9.3

Updated guidance, published in February 2003, clarified the operation of
the formula in the way in which annual increases were to be calculated.
This was implemented from 2004/05 giving slightly higher weekly rents
than the original interpretation of the guidance.

3.9.4

Limits are calculated to prevent excessive annual increases for individual
tenants. There is also a system of rent caps – maximum amounts for
different dwelling sizes – which do not affect rents in Sedgemoor.

3.9.5

A consultation paper from ODPM in July 2004 proposes a number of
changes to the formula particularly the use of the RSL sector rent rather
than the local authority figure which was £9 per week lower in 2000.

3.10

Choice-based lettings and voids

3.10.1 The Audit Commission’s inspection of the Repairs and Maintenance
service highlighted a number of weaknesses in this area and the Council
has responded by comprehensively reviewing, and improving, its
arrangements for the management of void properties. These have
included:
•
•
•
•
•
•

Creation of a dedicated voids team
New void standard, agreed with tenants
New arrangements for securing access
Solution to problem of disconnected electricity supplies
Accompanied viewings
New, weekly, voids progress reporting
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These measures have greatly improved our performance, reducing the
number of routine voids from over 90, to 47 in November 2004.
3.10.2 The introduction of accompanied viewings for all prospective tenants has
given them the opportunity to discuss the property with a member of the
voids team, enabling them to make an informed choice when deciding
whether to accept the property. Comments made by prospective tenants
are fed back and taken into account to further improve this area of
operation.
3.10.3 A new allocations policy has recently been adopted by the Council, one of
the aims of this policy being to increase choice for applicants seeking
housing in the social rented sector. We are implementing a pilot choice
based lettings scheme, for certain properties. This will allow prospective
tenants to have more choice in where they are housed. Should the pilot
prove to be successful we intend to extend the scheme to encompass more
properties.
3.11

Estate management

3.11.1 Following a Best Value review of estate management services in 2001, the
tenancy management function has been re-focussed to meet tenant
expectations over service delivery. Through this, services are delivered
principally in tenants’ homes via home visits, with around 70% of officers’
time being spent out of the office.
3.11.2 Services are also delivered on an area basis, principally Alpha House in
Highbridge and the Town Hall in Bridgwater. The Council has recently
closed an office on the Hamp estate, for financial and service reasons,
following consultation with tenants and residents, which supported this
move.
3.11.3 The decision to form a corporate approach to debt recovery, has meant
that the collection of rent arrears is now being merged into a central team,
which will enable Estate and tenancy management to focus resources on
dealing better with issues of tenancy management and, particularly, antisocial behaviour.
3.11.4 The Estate and Tenancy Management Section, consists of 5 Estate and
tenancy services officers, 4 Estate and Tenancy Services Assistants, 1
Senior Estate and Tenancy Services Officer and 1 Estate and Tenancy
Services Manager. These staff are based at Alpha House, Highbridge and
at Colley Lane, Bridgwater, with the front-line reception service being
provided, from January 2005, from the Council’s headquarters at
Bridgwater House. The new reception facilities at Bridgwater House will
provide a greatly improved reception services to tenants.
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3.11.5 This restructure is anticipated to allow the service to better meet the
challenges of the Anti-Social Behaviour Act 2003 and the expectations of
our tenants in dealing with estate and tenancy management matters.
3.12

Anti-social behaviour

3.12.1 The housing service in response to the changing environment on anti
social behaviour undertook a review of the views of tenants seeking their
experiences of ASB and the action that they would like the council to take.
From this, an ASB strategy has been developed which sets out how we will
tackle the problem in a balanced manner looking at both prevention and
enforcement.
3.12.2 Partnership working with other agencies including tenancy support, Social
Services, police and others is key to success. In addition, the housing
services ASB strategy has been written jointly with, and links and supports
the ASB strategy for the crime and disorder reduction partnership for
Sedgemoor "safer Sedgemoor Partnership".
3.12.3 The Council has adopted the powers contained in the Anti Social
Behaviour Act 2003 including demotion of tenancy and housing injunctions.
Additionally, our conditions of tenancy have been re-written to make them
more specific and aid in the tackling of ASB. We are also introducing
"introductory tenancies".
3.12.4 Joint working is also taking place with the police and youth offending team
to hold an anti-social behaviour panel, where cases of ASB are discussed
and the input of each agency considered with a view to issuing acceptable
behaviour contracts (ABC's) and to do so in a manner which ensures that
they are measured and that support is offered to ensure that the recipient
of such an order can comply with it. Considerable success has been
experienced here with the majority of orders issued being complied with.
3.12.5 This strategy will be introduced in January 2005, in line with the
requirements of the ASB Act 2003.
3.13

Housing Strategy

3.13.1 The HRA Business Plan is closely linked with the over-arching Housing
Strategy which is the strategic framework for both council and private stock
within the district.
3.13.2 The Housing Strategy considers housing issues across all tenures and is
distributed widely to staff, partners, other agencies and is available to
members of the public, including tenants.
3.13.3 Sedgemoor has developed a number of strategic plans and objectives after
consulting with the wider community. These plans have been developed
with other agencies and organisations operating in Sedgemoor and
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neighbouring areas. The relationship of key policies and documents is
shown below:
(to be inserted)
3.13.4 Key policies and information sources within the Housing Strategy include:
•
•
•
•
•
•
•
•
•
3.14

Corporate priorities
Health Services
Supporting People Shadow Strategy
Homelessness Strategy
Private Sector Renewal policy
Local Plan
Supplementary Planning Guidance on Affordable Housing
Crime and Disorder Strategy
Housing Revenue Account Business Plan

Option Appraisal Process

3.14.1 Sedgemoor is in the process of undertaking an Option Appraisal to
determine the future direction of the Housing Service. The decision to
review options has been taken in the context of government guidance on
the delivery of decent homes and within the context of Best Value to
ensure the Council makes best use of resources.
3.14.2 The process has been ongoing throughout the summer and autumn of
2004 and has involved extensive consultation with tenants, Members, staff
and other stakeholders. The timetable for the Option Appraisal process is
shown in Appendix 4. This HRA Business Plan has fed into the process
and it is expected that a decision on the outcome of the review will be
agreed by Council in spring of 2005.
3.15

Partnership Working

3.15.1 Local Authorities have a responsibility, to provide best value in the delivery
of their services and promote the economic, environmental and social well
being for their area through a community strategy.
3.15.2 With partners, the Council set up the Sedgemoor in Somerset Partnership
(its Local Strategic Partnership) to progress the development of the
Community Strategy for the District. The Partnership builds on existing
links in the community. Other strategies such as Housing, Cultural and
Health Improvement Programmes, Economic Development and Crime
Reduction Strategies will be of crucial importance in the development and
delivery of the local community strategy.
3.15.3 The aim of the Community Strategy is to:
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Promote the economic, social and environmental well-being of
Sedgemoor by highlighting the key issues for the quality of life of
the District and seeking ways of working together to tackle them.
3.15.4 The Sedgemoor in Somerset steering group has identified 7 key areas
(also adopted as the priority areas for the Council) that the Community
Strategy will address:
•
•
•
•
•
•
•

Community Health and Well-being
Crime Reduction
Environment
Lifelong Learning
Community Life
Transport and Access
Economic Success

3.15.5 As the plan is developed there will be extensive public consultation before
issued in its final form (a fully actioned and measurable strategy). The plan
will be regularly monitored, reviewed, evaluated and updated to reflect
changes in the community.
3.15.6 The representation on Sedgemoor in Somerset covers the following:
Sedgemoor
District
Council
Somerset
Health
Authority
Bridgwater College

Somerset
County
Council
Age
Concern
Somerset
Cannington College

Churches Together in
Bridgwater
Countryside Agency

Community Council for
Somerset
Environment Agency

Jobcentre Plus

Levels and Moors
Partnership (LAMP)
Sedgemoor
Action
Group
for
our
Environment (SAGE)
YMCA

Relate

Sure
Start
Bridgwater
3.16

–

Somerset
Coast
Primary Care Trust
Avon and Somerset
Constabulary
Citizens
Advice
Bureau
Connexions
Government Officer for
the
South
West
(GOSW)
National
Farmers
Union
Somerset Association
of Local Councils
Young Somerset

Identifying Housing Needs in Sedgemoor

3.16.1 Sedgemoor undertook a Housing Needs survey in 2000 and a key finding
was that 2,468 households required affordable housing within the next 5
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years. This can be compared with the projected supply of re-lets of 1,750
units leaving a net total need of around 718 in April 2005.
3.16.2 The Structure Plan identified an overall requirement for housing in
Sedgemoor between 1991 and 2011 of 9,200 across all tenures. The Local
plan after taking into account new houses built in the district to April 2003
shows a requirement of 3,888 new homes for the period 2003-2011.
3.16.3 A further Needs survey was commissioned in 2003. The results of this
survey were to confirm the need for increased affordable housing within the
district. The survey indicated that there would be an annual affordable
housing shortfall of 644 units per year. This level of demand exceeds the
number of units likely to be delivered and results in growing unmet need
each year. The survey anticipated that the future level of new affordable
unit delivery is expected to average 60 units per year. Appendix 5 details
the calculation of projected demand for social housing in Sedgemoor.
Other key findings from the survey are shown below:
•
•
•

3.17

The average price for all dwellings sold in Sedgemoor in 2003 was
£137,917
Purchasing a semi-detached house in Bridgwater would require an
average income of £39,450 (Bridgwater is the cheapest location in the
district)
At April 2002 55.8% of households in Sedgemoor earned less than
£18,200 per annum

Tenant Participation & Consultation

3.17.1 Since April 2004 the council has taken steps to improve the level of tenant
involvement in the Housing service. A new team was established with the
Supported Housing and Tenant Participation Officer as senior officer with 2
tenant involvement officers (previously there had been only one). The team
has prepared a Tenant Involvement Strategy, which was approved by the
Executive in October 2004. The Autumn edition of the tenants’ newsletter,
The Sedgemoor Forum, will contain a questionnaire to establish how and
when tenants wish to be involved. Following the approval of the strategy the
Tenants Compact will be revised.
3.17.2 Tenants are currently being consulted on the following:
•
•
•
•

Options Appraisal
Focus group for repairs and maintenance- bi-monthly meetings. This
group has assisted with developing new Voids standards and a repairs
handbook
New group at West St to discuss issues around Westfield House
Sheltered Housing group meetings to discuss issues of interest to
sheltered tenants, for example new intercommunication equipment
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•

Tenants are being contacted by telephone and survey in order to
increase tenant involvement in the Housing service and to create a
more representative Forum

3.17.3 Current projects being undertaken by the Tenant Participation team are:
•
•
•
•
•
•
•
•
•
•
•

Tenant Involvement Strategy
Daily telephone contact with tenants to raise awareness of tenant
involvement
Target to set up 2 new groups (rural or hard to reach groups)
Re-write Tenant Involvement leaflet
Tenants’ handbook
Introduce innovative methods of engaging with tenants
Support tenants through Options Appraisal
Development of new Welcome Pack for new tenants
Arranging an Annual Tenants’ Conference
Development of a “Reading Circle” to develop and review documents
and leaflets.
Development of telephone texting to contact younger tenants

3.17.4 The Tenant Participation framework is shown in Appendix 6 and highlights
the key links between the Council and the tenants and ensures that
tenants’ views are incorporated within all consultation exercises through
the District Tenants Forum.
3.18

Equality and Diversity

3.18.1 Sedgemoor is working towards full compliance with the Commission for
Race Equality’s Code of Practice for Rented Housing. Black and Minority
ethnic tenants currently comprise around 1% of all local authority tenants
and the 2002-03 performance indicators highlights that 80% are satisfied
with the overall Housing service.
3.18.2 The Council has agreed an Equality and Diversity strategy for its housing
service.
3.19

Sedgemoor Lifeline

3.19.1 The Mission Statement for Sedgemoor Lifeline is:
“To provide a caring and quality service that will enable people to
remain independent by providing contact, reassurance and help”.
3.19.2 Key issues to highlight with the service are outlined below:
•

Audit Commission inspection rated service as one star with promising
prospects. Main criticism was that service was in deficit. Contract to
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•
•
•
•

3.20

deliver South Somerset monitoring has resulted in service now in
surplus.
Sedgemoor Lifeline was the first Control centre in the country to
achieve ASAP accreditation (Association of Social Alarm Providers).
Lifeline supports over 2,000 residents in Sedgemoor, over 3,000 in
South Somerset and also takes out-of-hours calls for Mendip DC
Partnership working with Social Services, the Police, the Primary Care
Trust and local RSLs has resulted in initiatives that support the
community (victims of domestic violence, victims of harassment)
Call-handling side of service to merge with Sedgemoor Direct. This
should generate eventual savings

Supported Housing

3.20.1 The housing and support needs of older people, particularly those with
extra care needs are highlighted in the Supporting People strategy, the
County Commissioning Strategy and reflected in the Housing Strategy.
3.20.2 The 31 sheltered housing schemes and 3 extra care housing schemes
provide 943 units of supported housing in the district
3.20.3 Responding to the need for additional extra care housing Sedgemoor has
earmarked 2 of its sheltered schemes for conversion to extra care housing.
The physical conversion of one has already been achieved. Additionally
the council has promoted choice in its sheltered housing by allowing
tenants to choose from a menu of service choices.
3.20.4 Low demand for sheltered housing in some areas of the district has
resulted in pro-active “marketing” of the sheltered service with annual
exhibitions being held. Additionally applicants under pension age are now
considered for sheltered housing and accommodation designated for the
elderly. Allocations are made after full consultation with tenants of the
schemes.
3.20.5 Sheltered housing accounts for approximately 25% of the stock. The low
demand for sheltered accommodation has resulted in the policy that people
with support needs under pension age are now housed on sheltered
schemes and this was achieved in consultation with tenants.
3.20.6 The Lifeline service and Warden service have been integrated to provide a
seamless service to tenants of sheltered housing resulting in savings to the
service.
3.20.7 In order to help provide a quality service all staff are required to achieve
the BTEC Certificate in Sheltered Studies.
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3.21

Consultation in Sheltered Housing

3.21.1 Sedgemoor has thriving Sheltered Housing groups, which are very well
attended. Tenants’ views have led to choice in levels of service, a change
in the name of “Warden” to “Scheme Manager”, a dress code being
introduced for staff and tenants being involved in the recruitment of
scheme managers. The groups visit different schemes, assist in chairing
meetings and act as a consultation group. In addition, tenants were
instrumental in selecting the new intercommunication equipment on the
sheltered schemes.
4.

STOCK CONDITION

4.1

Stock Condition Survey

4.1.1

FPD Savills completed a stock condition survey in May 2004. This
surveyed 20% of the 4,282 properties and financial results were based on
2004-05 price levels. The report noted that whilst the stock has generally
been well maintained on a day to day basis it has suffered from a lack of
sustained planned maintenance investment. As a result, there are a
significant number of major components that have reached/are reaching
the end of their useful life and will require replacement in the short term.

4.1.2

The majority of properties have pitched roofs which are covered in a
mixture of concrete tiles, natural slates and clay tiles. Whilst the pitch roof
coverings are generally in satisfactory condition at the present time, a
significant re-roofing programme is required during the next 20 years.
Approximately 65% of the stock would benefit from the installation PVCu
double glazed windows. Environmental issues such as paths, fences and
boundary walls have not been a priority and some areas are in need of
attention.

4.1.3

Internally, many of the kitchens and bathrooms are original and need
modernisation. The majority of the properties have central heating
although many systems are now in need of renewal. Much of the wiring
throughout the stock is original and an on-going rewiring/upgrading
programme will be required during the next 15 years.

4.1.4

Savills provided a future forecast of costs based on their professional
judgement of the future expenditure needs of the stock. Additionally a
further two levels of expenditure were provided. The first level was the full
Stock Condition Survey with the addition of costs relating to tenants’
aspirations. The second expenditure profile was at a level which meets the
Decent Homes standard and essential works to ensure legal statutory
obligations are complied with. The three Stock Condition survey
expenditure profiles are attached as Appendix 7.
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4.1.5

The report estimated that there was a requirement for £179m worth of
works over a 30-year period for the Minimum Decency standard plus
essential works.

4.1.6

The detail of the Decency Minimum standard survey results are
summarised below:

SUMMARY OF STOCK CONDITION SURVEY FINDINGS (DECENCY MINIMUM STANDARD)

Description

Catch-up Repairs
Future Major Works

Years
1-5

Years
6-10

Years
11-15

Years
16-20

Years
21-25

Years
26-30

Total

£m

£m

£m

£m

£m

£m

£m

1.753
19.632

1.753
14.781

17.347

11.183

16.815

15.639

Improvements

1.318

Responsive & Void

5.888

5.888

5.888

5.888

5.888

5.888

35.237

Cyclical

5.716

5.716

5.716

5.716

5.716

5.716

34.298

Contingency

1.187

0.296

0.347

0.230

0.336

0.313

2.708

Related Assets

1.000

1.000

1.000

1.000

1.000

1.000

6.000

Asbestos Removal

1.071

1.071

TOTAL

4.2

0.305

95.397
1.623

2.141
179.248

Decent Homes Standard

4.2.1

As part of the survey Savills have assessed the properties against the
Governments Decent Homes Standard. The Decent Homes Standard was
originally issued in July 2001 and has had various amendments since, the
most recent being in February 2004. The standard sets out clear criteria
that a property needs to meet in order to be classified as decent. There
are 4 main sections of the standard. A property must be fit in accordance
with the statutory fitness standards, the key components and non key
components need to be in a reasonable state of repair, the property must
have reasonably modern facilities and a reasonable degree of thermal
comfort. In accordance with a strict interpretation of the Decent Homes
criteria, approximately 41% of the stock currently fail the standard and the
majority of the remainder will become non decent between now and 2010
without sufficient investment.

4.2.2

The survey have made an assessment of the total repairs and
maintenance costs of the stock for the next 30 years in order to meet the
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Decent Homes Standard and other minimum obligations of the Council.
The total cost per unit on repairs and maintenance to meet this standard is
£41,861.
4.2.3

The survey identified that approximately 41% of properties fail this
assessment, which compares against an average failure rate of just over
40% nationally. However, of more concern was a prediction that a further
45% will fail decency by the year 2010 if the work we have identified is not
undertaken. In June 2004, the Council reviewed its planned maintenance
programme and decided to devote a far higher proportion of its resources,
than in the past, to ‘Decent Homes’ works. This priority is also reflected in
the Asset Management Plan (approved September 2004) and the draft
planned maintenance programme for 2005/6 (approved 25 November
2004). The Council now projects a reduction in the number of Non-Decent
Homes from 1,742 in April 2004 to 1,472 in April 2005 to 1,202 in April
2006. The rate of progress is determined by the resources available – the
Council recognises that this is insufficient to achieve the Decent Homes
standard in all properties by 2010 and this issue is being addressed
through the Options Appraisal process.

4.2.4

Energy Efficiency
Sedgemoor also undertook an energy survey to assess the energy efficiency
of the properties and the current NHER and SAP ratings. The average
NHER rating of the properties is 7.3 and the average SAP rating is 61.4.
Whilst both of these ratings are above the national average, there is still
scope to improve the thermal performance of the properties.
The most powerful driver for energy efficiency will continue to be the
installation of improved central heating systems, with condensing boilers and
‘intelligent’ controls, together with improved insulation. The Council’s Asset
Management Plan, and 2005/6 Planned Maintenance Programme confirm
the Council’s intention to further improve performance in this area through
the development of a detailed energy efficiency strategy. As an initial
measure, the Council will, during 2005/6, carry out a package of energy
efficiency works to the 100 least energy efficient properties in its stock.

4.2.5

Asbestos
The Council has established an asbestos register, based on a survey
undertaken in conjunction with the stock condition survey. It has agreed an
asbestos management policy for its housing stock and is providing £300,000
during 2005/6 for asbestos removal works.
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2003-04 HRA Capital Programme
The 2003-04 HRA capital programme was underspent by 26%. The table below
provides the detail of the programme versus resources:
Original Budget

Spend

£

£

Window Renewal

750,870

202,232

Modernisations

721,560

592,574

Central Heating

619,600

713,551

Energy Conservation

10,900

-1,970

Environmental
Improvements

76,330

24,008

Other Work

240,570

185,656

2,419,830

1,716,051

Painting & Repair

747,500

522,286

Rewiring

51,500

76,534

Re-roofing

50,000

54,941

Internal decorations

46,000

8,130

Other work

81,300

42,644

Total Revenue

976,300

704,535

Service Contracts

281,100

289,588

OVERALL TOTALS

3,677,230

2,710,174

Capital programme

TOTAL CAPITAL
Revenue Programme

The main reasons for the underspend have been analysed and identified. An
action plan has been put into place to ensure that programmes are spent to
budget. The financial information is more detailed than in previous years,
providing monthly expenditure projections for each project Monthly monitoring
reports are produced jointly between finance and housing, enabling early
remedial action where problems arise. In previous years, monitoring of the capital
programme has been undertaken separately from that of the rest of the Council.
For 2004-05 the monitoring of the overall implementation of the Housing capital
programme has been brought within the remit of the Asset Management &
Capital Programme group.
A half-year progress report to the Executive on 24 November confirms that,
subject to some virements between programmes, the Council is on target to fully
implement its 2004/05 capital and revenue programmes.
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A Repairs & Maintenance Improvement Plan has been devised with actions and
delivery dates to ensure that both capital and revenue repairs are delivered
effectively and efficiently. Appendix 8 details the progress to date against the
Improvement Plan.
Procurement
One of the improvements made to the delivery of the capital programme is the
method by which repairs are procured. The Egan report “Rethinking
Construction” has stressed the need for Councils to develop new approaches to
the procurement of housing repairs, based on partnering, which involves:
•
•
•
•

Creative involvement of suppliers in setting up contracts
Co-operative, rather than adversarial, relationships with contractors
Selection on the basis of quality as well as price
Continuous improvement rather than the delivery of a fixed level of service

Partnering Task Groups have been established, involving officers, tenants’
representatives, the Portfolio holder and a specialist consultant to develop “Egancompliant” arrangements for the delivery of both planned and responsive repairs
and it is intended to let the first such contract (for the modernisation programme)
in July 2005. This programme could deliver 360 modernisations (kitchen and
bathroom replacement plus re-wiring) by October 2007, making a major
contribution to the achievement of the Decent Homes target. It is intended that
the partnering approach be applied to all repairs and maintenance contracts over
the next 18 months.
The proposed levels of expenditure devoted to partnering programmes until
2007-08 are as follows:
Painting &
Repair
Window
replacement
Heating
systems
Modernisations
Total

2004-05
£0

2005-06
£750,000

2006-07
£750,000

2007-08
£750,000

£0

£192,000

£192,000

£192,000

£61,600

£412,538

£412,538

£412,538

£176,000
£237,600

£700,000
£1,968,748

£700,000
£2,098,552

£526,000
£1,922,314

5.

RESOURCES

5.1

This section of the Plan analyses the resources available to fund the delivery
of the landlord service. There are two elements to the funding:

5.2

Revenue funding
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5.2.1

The Housing Revenue Account (HRA) shown in Appendix 9 sets out the
position. The position, in summary, for 2004/2005 is as follows:
•
•
•
•

The main source of income is rents and service charges totalling
£10.6m.
Housing subsidy is a negative figure i.e. £2.5m is payable to the
Government.
£2.4m is paid into the Housing Repairs Account to pay for responsive
repairs.
£2.3m is transferred to the Major Repairs Reserve to pay for capital
expenditure on the housing stock.

5.2.2

The position for future years remains broadly similar.

5.2.3

HRA resources and the Major Repairs Reserve are ring-fenced for
spending on the housing stock only and can not be used for other Council
spending programmes.

5.3

Capital Funding

5.3.1

The Housing Investment Programme (HIP) in Appendix 10 sets out the
position which in summary for 2004/05 is:
•
•
•

The total funding available for housing programmes is £2.6m.
£2.2m is made available for spending on the housing stock.
The remainder is to be used for affordable housing developments and
private sector renewal.

5.3.2

Financing for the £2.2m Housing Revenue Account HIP expenditure comes
primarily through the Major Repairs Reserve (£1.7m), with RTB usable
receipts making up the remainder (£0.5m).

5.3.3

This allocation of resources takes account of the major shortfall in provision
of affordable housing identified in the Housing Needs Survey. It also takes
account of the Council’s other spending priorities as set out in its Capital
Strategy and its Medium Term Financial Plans.

5.4
5.4.1

Short to medium term analysis
The tables in Appendix 11 show that the current level of revenue spending
is sustainable in the short to medium term. However, there is a significant
shortfall in the resources available to fund the programme needed to
achieve the Decent Homes target. Stock retention will not allow us to
achieve our Decent Homes target nor to maintain and improve the housing
stock to acceptable levels.
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5.4.2

The future capital spending programme is based on the results of the Stock
Condition survey completed by Savills in June 2004. This Business Plan
assumes that the Stock Condition survey figures used are those regarded
as achieving the Decent Homes Standard, and a minimum level of
additional capital expenditure required to ensure statutory obligations are
met. Required capital expenditure in 2005/06 is £5.8m, an increase of
164% on the 04/05 capital programme. However, available resources will
only be able to fund £4.8m of capital expenditure in 2005/06. The problem
increases throughout the lifetime of the Business Plan with a cumulative
deficit of £14.5m by 2010/11 and a 30 year cumulative deficit between
available resources and required expenditure of £64 million.

5.4.3

The Business Plan assumes that there will be revenue contributions to the
capital programme (RCCO) from years 2-18 totalling £7.9million. RCCO
can be maintained only when there are sufficient revenue balances
available.

5.4.4

The HRA spending continues at broadly consistent levels over the period,
with HRA balances being at the recommended level until year 20 of the
plan. Therefore it can be seen that the Operating Account is viable and
sustainable in the short-to-medium term.

5.5

Long term analysis

5.5.1

•
•
•

The short and medium term projections set out in the HRA and HIP has
been used to develop a 30 year Financial Plan, in accordance with
Government guidance. The full Financial Analysis report, which includes
the detailed assumptions used to construct the 30 Year Plan, is set out in
Appendix 11. A number of key issues have been taken into account:
It is assumed that the Council will not benefit from an allocation of pooled
capital receipts from the Regional Housing Board
Spending projections for major repairs and improvements are based on the
approved capital programme for 2004-05 and from then onwards are based
on data from the Stock Condition Survey
A minimum required level of working balance of £625,000 on the HRA has
been assumed, amounting to approximately 3.8% of the gross HRA budget.

The findings from the 30 year Financial Plan are:
!

The HRA working balance is above the minimum required level until
2023/24 (Year 20 of the 30 year Plan). There is an annual deficit on
the HRA despite the growth in management and maintenance
allowances although this can be explained by the use of RCCO to
alleviate the pressures on the funding of the capital programme. A
deficit balance at the end of the thirty year period of £9.3m is identified.
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!

The major repairs and improvements programme cannot be
maintained at the levels required as identified by the Stock Condition
survey even with revenue contributions to the programme. The shortfall
over the thirty year period totals £64m.

A number of options have been explored to try to overcome the shortfall on capital
investment identified in the ‘Base Model’ above. The results of these ‘sensitivity’
analyses are set out in the paragraphs below. In the analysis, the Housing Revenue
Account (HRA) is referred to as the ‘Operating Account’ and the HRA Housing
Investment (Capital) Programme is referred to as the ‘Major Repairs and
Improvement Fund’.
Sensitivities
1. Use of Supported Borrowing
There is an assumption that Supported Borrowing will be provided to Sedgemoor at
the 2004-05 levels until 2010-11 (£661k per annum). However the Council has
decided not to use this subsidy to finance additional capital expenditure.
A sensitivity analysis has been undertaken which assumes that the whole of the
Supported Borrowing Allowance is used to fund HRA capital expenditure.
The impact on the capital programme is that by 2010-11 the capital funding deficit is
£11.1m, compared with £14.5m without the use of Supported Borrowing. However
over the 30 year lifetime of the Business Plan the cumulative deficit remains at
£64m. This is because revenue support is required to fund the increased borrowing,
and this in turn reduces the amount of available RCCO.
Additionally, there is a detrimental impact on the Operating Account and by year 30
the cumulative deficit is £16.7m (compared to £9.3m for the base) and the HRA
balances fall below the minimum level by year 8 (year 20 in the base).

2. Availability of usable receipts for the HRA
The Council’s current strategy for capital is not to utilise receipts for the HRA
Housing Investment Programme (HIP).
This sensitivity analysis considers the potential for additional resources to be made
available for the affordable housing programme from 2004-05 which would release
receipts to be applied to the HRA capital programme. For the purpose of this test it is
assumed that all receipts are applied to the HRA capital programme from 2005-06.
This sensitivity analysis has no material impact on the Operating Account. There is
still the same requirement for revenue contributions to the capital programme
because the increased level of RTB receipts is less than the capital funding shortfall
year-on-year.
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The significance of this test is in relation to the resourcing of the investment
programme. The additional capital receipts do not significantly alleviate the capital
funding shortfall. The total level of unfinanced expenditure at 2010-11 is £11.9m
compared to £14.5m in the base.
The cumulative capital deficit by year 30 is £44m compared to the base figure of
£64m. This highlights that a change of policy would realise a significant proportion of
resources for the HRA capital programme (£20.6m) yet even so there is still a
significant deficit throughout the Business Plan.
3. The potential for Arms Length Management
The existing arrangements allow for revenue subsidy to support borrowing for Arms
Length Management Organisations to meet the investment requirements of decent
homes by 2010. This is subject to the necessary rating being achieved for the
service from the Housing inspectorate and an agreed place on the ALMO
programme. It is proposed that the “best-performing” ALMOs will be given greater
freedom to borrow private finance beyond the credit approvals allocated to them to
invest in their stock.
For the purposes of this sensitivity, we have assumed that the Council is successful
in establishing an ALMO and bidding for support from 2005-06 to continue
throughout the planning period. This sensitivity is designed for illustrative purposes
only as the continued support for ALMOs beyond the decent homes target date
(2010) has not yet been indicated by the Government and commitment of resources
is only within the existing spending review period.
The model assumes that ALMO supported borrowing is made available to the
Council to support the continued standards of decency in the Council’s stock with the
use of two sensitivities:
•
•

ALMO funding to 2010-11 but not thereafter
ALMO funding throughout the life of the Business Plan

We have included the estimated costs of setting up the new company in 2005-06
and provision for additional ongoing costs to the HRA from 2006-07.
ALMO funding to 2010-11 but not thereafter
The increased costs to the HRA of setting up the ALMO and resourcing the potential
additional staffing result in a marginal worsening of the operating account with a
deficit at the end of the planning period of £11.8m compared to £9.3m in the base.
However the Decent Homes Standard can be financed to 2010-11.
ALMO funding throughout the life of the Business Plan
This sensitivity does provide for the investment programme shortfall from 2005-06
but in order to do so, requires supported borrowing for the ALMO totalling £57m over
the lifetime of the Plan.
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This analysis does not take into account the future potential for financial freedoms of
the ALMO.
6.

PRIORITIES AND ACTION PLAN

6.1

A number of clear priorities emerge from the issues discussed within this
Plan. These are the need to:
•
•
•
•
•
•

Continue the programme of work to bring all our homes up to the
Decent Homes Standard by 2010;
Maintain current spending on major repairs and improvements to stock,
working on priorities identified through the Stock Condition Survey;
Make decision on the future provider of the Housing Repairs and
Maintenance Service;
Determine the most appropriate option available to the Council for
future delivery of services to tenants;
Deliver all landlord services to agreed standards, whilst striving for
continuous improvement;
Consult with tenants and other stakeholders on the arrangements for
management of our homes in the longer term through the Option
Appraisal process.

6.2

Appendix 12 is a detailed analysis of the Housing Services Action Plan and
contains dates, milestones, risks and measures.

7.

CONCLUSIONS

7.1

The Business Plan sets out a comprehensive picture of how Sedgemoor
intends to operate the landlord service in the short to medium term, with some
discussion of the prospects in the longer term.

7.2

The Business Plan for the landlord service is fundamentally driven by external
factors beyond our control – in particular, Government rules on rent levels,
capital spending, and subsidies.

7.3

Sedgemoor’s financial calculations show that the authority is constrained in its
aim to continue delivering an effective overall service in the short to medium
term. The revenue position is viable in the short to medium-term but there are
significant problems in finding the required investment needs of the stock as
identified by the Stock Condition survey.

7.4

This Business Plan highlight that stock retention does not fund the Decent
Home standard investment requirements by 2011-11 nor the full stock
condition requirement over the 30 years of the Plan. A major consultation
exercise with tenants is currently taking place in the form of the ‘Options
Appraisal’. The appraisal process has produced financial projections for each
of the available options and all stakeholders are currently being consulted on
the results. The outcome of the Options Appraisal will shape the future of the
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Housing Service in Sedgemoor and this Business Plan feeds into that
evaluation.
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