HOUSING REVENUE ACCOUNT BUSINESS PLAN
2016 – 2046
Contents
CHAPTER

PAGE
NO.

Foreword

4

1
1.1
1.2
1.3

Introduction
Introduction
Purpose of the business plan
Development of the business plan

5
5
5
6

2
2.1
2.2
2.3
2.4
2.5
2.6

Corporate mission, values and priorities and business plan
objectives
Corporate values
The NK Plan
Medium term financial strategy
Business plan objectives and priorities
Service priorities and delivery plans
Our people strategy

7
8
9
10
10
11

3
3.1
3.2
3.3

Strategic context and links to other plans
National policy context
Local context
Summary of key challenges

13
13
15
18

4
4.1
4.2
4.3
4.4
4.5
4.6
4.7

Business plan analysis
The council’s housing stock
Stock valuation
The district’s housing needs relevant to the HRA business plan
The strategic housing market assessment (SHMA)
Central Lincolnshire housing delivery plan
Tenant priorities
Summary of key challenges

20
20
21
22
23
26
27
31

7

Page 1 of 112

5
5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8
5.9
5.10

Asset management
Strategic approach to asset management
Asset management key objectives
Stock condition survey information
Key asset management challenges and the Council’s response
Low carbon management
Repairs and maintenance service
Cyclical maintenance
Health and safety works
Procurement
Summary of key challenges

32
32
33
34
35
44
44
47
48
53
53

6
6.1
6.2
6.3
6.4
6.5
6.6
6.7
6.8
6.9

Provision of new affordable housing
North Kesteven approach
Context
Site acquisition
New build property size, type and tenure
Rents for new build
Standards
Governance
Quality assurance
Summary of key challenges

55
55
55
56
57
57
58
59
60
61

7
7.1
7.2
7.3
7.4
7.5

Maintaining performance and service delivery
Performance management
Customer feedback
Scrutiny arrangements
Internal audit
Summary of key challenges

62
62
64
66
67
67

8
8.1
8.2
8.3

Equality and diversity in the provision of housing and property
services
The corporate approach to equality and diversity
Diversity profile of council tenants
Summary of key challenges

9
9.1
9.2
9.3
9.4

Rent and service charge setting policy
Background
Revised national policy on rents for social housing
The council’s approach to rent and service charge setting
Summary of key challenges

68
68
69
70
71
71
72
73
75

Page 2 of 112

10
10.1
10.2
10.3
10.4
10.5
10.6

HRA financial plan
Introduction
Key principles
Underlying assumptions
Sensitivities
Financial risk
Summary of key challenges

76
76
76
77
81
84
85

11
11.1
11.2
11.3
11.4

Governance, monitoring and review
Governance arrangements
Business planning, service planning and financial planning cycles
HRA business plan monitoring
Risk Management

86
86
86
87
87

Table of Appendices
Table of Footnotes
Table of Graphics

89
90
92

Appendix 1 – Detailed Housing & Property Structure
Appendix 2 – Tenant Consultation Questionnaire
Appendix 3 – HRA Capital Programme 2016 - 2046
Appendix 4 – HRA Business Plan Risk Register
Appendix 5 – Housing Delivery Action Plan 2016 – 2021

93
94
96
97
105

Page 3 of 112

Foreword
The Housing Revenue Account Business Plan sets out the Council’s plans and
ambitions in its role as a Landlord over the next thirty years. Our plans have been
developed in consultation with tenants, and have at their heart the Council’s overall
strategic priorities and directly support the NK Plan Objectives.
The document has been produced at a time of significant challenge. April 2016 marks
the beginning of four years of rent reductions which means we will have significantly
less money than anticipated with which to invest.
However, it is also a time of optimism and opportunity and our plans reflect the passion
of the Council to prioritise its investment in the areas that matter, such as maintaining
the condition of existing properties and build new ones.
The Council’s new build programme is an ambitious one and in 2015 we were
recognised nationally as the number one district council in the Country for building new
homes. We wish to continue this, and at the time of writing this Foreword, I am proud
to say that we have more homes on site and under construction than at any time
before. As we move forward we will aim to build more council homes each year than
we lose through the Right to Buy programme, with exciting proposals to establish a
housing company providing real potential to build even more homes outside the
Housing Revenue Account.
We believe that Welfare Reform will continue to have a major impact on our customers
and on wider housing need, and our plans reflect the need to ensure that all customers
are provided with appropriate levels of support and that opportunities to meet income
and housing need are maximised.
This Plan is built on effective partnerships. Business planning is predicated on
unleashing the potential and opportunities to work together across the public, private
and voluntary sectors as well as with local residents. Working together we will directly
contribute to real outcomes on estates and across communities.

Cllr Mrs Marion Brighton OBE
Leader of North Kesteven District Council
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1.

Introduction

1.1

Introduction

The Housing Revenue Account (HRA) Business Plan is North Kesteven District
Council’s strategic plan for managing and maintaining its housing stock. It sets out the
Council’s short-to-medium term plans and priorities for its Housing and Property
services, and provides a long term (30 year) outlook on stock investment and financial
planning.

In April 2012 new legislation changed the way in which local authority housing is
financed. Under the provisions of the Localism Act 2011, the centrally controlled HRA
Subsidy system was abolished and replaced with a one-off increase or decrease in an
individual council’s debt. This was called ‘self-financing’ and gives councils local
control in running their housing business.

This revised plan covering the period 2016 to 2046 takes into account both this and
other key changes since the last plan was developed in 2012. The Plan is a living
document and will be reviewed annually to reflect ongoing changing circumstances
and priorities.

1.2

Purpose of the Business Plan

The Plan focuses on the core business of managing and investing in the Council’s
residential properties; as at 1 November 2015, the council owned 3880 homes. It sets
out how the Council will deliver its key Housing and Property objectives, within the
resources available. In doing so, the Council aims to achieve a balance between:


Spending on housing management, maintenance and support services that meet
the needs of our customers and reflect their main concerns, whilst maintaining
efficiencies;



Investing in the existing housing stock to ensure the NK Homes Standard is met;
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Investing in new social rented homes, aiming to replace those lost through the
Government’ s Right to Buy scheme, and to contribute to meeting local housing
demand;



Ensuring a sustainable Business Plan with fair and affordable rent levels; and



Repaying the housing debt.

1.3

Development of the Business Plan

The plan has been updated to reflect the current position and progress since it was
first approved in April 2012. During that period, the Council has thoroughly reviewed
its housing portfolio and the sustainability of its assets. This work has helped to clarify
the investment needs of the housing stock over the 30-year period, and has identified
opportunities for the investment in existing stock and the construction of new affordable
homes. A number of key challenges have been identified, and the Plan either seeks
to address these, or set out the necessary steps to do so where appropriate. The key
challenges are as follows:


Maximising rental and service charge income;



Maintaining excellent tenant services;



Continuing to maintain homes to the NK Homes Standard;



Regeneration of the Newfield Road estate; and



Securing sites and building more Council homes.
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2.

Corporate Mission, Values and Priorities and Business
Plan Objectives

The HRA Business Plan interrelates with a range of strategies that together form the
Council’s corporate strategy framework. In developing the plan, careful regard has
been given to aligning Housing and Property objectives and plans with corporate
objectives and priorities, and other key strategy documents. A range of programmes,
policies and plans enable the Council to implement the improvements, activities and
investment needed to meet its Housing and Property objectives.

2.1

Corporate Values

The Council adopted new Core Values in April 2015. These are intended to help the
Council achieve its aims and objectives, and underpin the way it operates as an
organisation. The Values provide a structured way of highlighting the skills and
behaviours our employees need to demonstrate in order to deliver quality services.

Following the results of a consultation process, five Core Values were identified:

People-focused:

Putting our customers and our people first

Professionalism: Acting appropriately at all times with the required competencies
and skills to undertake your role

Teamwork:

Supporting each other to achieve a common goal

High Performing: Focused on high quality outcomes

Honesty:

Clear, open and truthful

Based on these Values, an overarching definition was created:
‘North Kesteven District Council is a people-focused and high performing organisation,
which utilizes teamwork to deliver a professional service to our customers and partners
and to support all members of our 100 communities to make a positive contribution’.
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The Core Values are an integral part of the culture and workings of the Council. They
underpin all our strategies, policies and services, whilst providing a focus for the way
we want to operate as a council and the outcomes we aim to deliver. The Housing
and Property service will demonstrate its commitment to these values and vision by
embedding them in the delivery of this plan.

2.2

The NK Plan

The Council’s NK Plan is the main strategic planning document and sets out the
Council’s vision, purpose, objectives and priorities to drive improvement and service
delivery over the lifetime of the plan. In early 2016, the Council agreed the NK Plan
for the three year period 2016 to 2019a.

Vision

One hundred flourishing communities

Purpose

To deliver effective and efficient public services that meet the needs and
priorities of local people and support growth in the district

Objectives (1) Facilitating the delivery of new jobs, homes and infrastructure to
support long term growth
(2) Working in partnership to improve the quality of life, economic
performance and environmental sustainability of North Kesteven
(3) Inspiring community participation to deliver local aspirations and
community based services
(4) Transforming services to meet the changing needs of North Kesteven

Priorities

Our Economy: To promote the economic and employment growth of
North Kesteven
Our Homes: To promote housing growth that meets the current and
emerging needs of North Kesteven
Our Community: To promote the sustainability, wellbeing, safety and
health of North Kesteven’s growing communities

a

https://www.n-kesteven.gov.uk/your-council/facts-and-figures-about-the-council/council-performance/thenk-plan-2016-19/
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Our Council: To be a high performing and value for money Council that
is prepared for the future

Ambitions

The Council has a number of ambitions within each priority. These are
shown in the diagram below.

Fig I: NK Plan – Ambitions

Our Economy
• Support business
growth & jobs in NK
• Regenerate NK
• Drive investment in
NK including transport
routes

Our Homes
• Adopt the local plan
• Increase the supply of
housing in NK
• Maintain & improve
housing in NK
• Provide high quality
housing services

Our Communities
• Attractive, clean and
sustainable NK
• Safe and inclusive NK
• Healthy, fit and
vibrant NK

Our Council
• Customer focused NK
• High quality, value for
money NK
• Open and
accountable NK

• Supportive NK
• Community NK

across NK

100 Flourishing Communities

2.3

Medium Term Financial Strategy

The Council’s Medium Term Financial Strategy demonstrates how it will use the
financial resources available to deliver its priorities, which have been set following
consultation with residents, businesses and stakeholders in the district. b For this
reason it is important to understand the policy context within which the Medium Term
Financial Strategy is framed. The Medium Term Financial Strategy sets out the
b

https://www.n-kesteven.gov.uk/your-council/facts-and-figures-about-the-council/councilspending/statement-of-accounts/medium-term-revenue-programs/ ou
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Council’s clear commitment to provide quality services, which represent value for
money for the district’s 100 flourishing communities, and a clear direction for the future
in conjunction with the NK Plan.

2.4

Business Plan Objectives and Priorities

The Council’s Housing and Property service has a role to play in supporting all of the
NK Plan priorities, however, the fundamental Business Plan objectives are contained
within the “Our Homes” priority. The HRA Business Plan priorities are to increase the
supply of housing in NK, maintain and improve housing in NK, and provide high quality
housing services across NK. These are shown below:

Fig II: Our Homes Priority

Increase the
supply of housing
in NK

Maintain &
improve housing
in NK

Increase the supply of, and
improve the mix of housing in NK
through working with
landowners, developers and
partners

Secure sites and build more
council properties

Provide high
quality housing
services across NK
Maintain excellent tenant
services and continually improve
these in line with national
standards

Ensure all council properties
meet the NK Decent Homes
Standard

Promote and support different
models of home ownership

Deliver excellent housing
services to all residents

Work with our partners to
support their landlord role

Promoting and supporting different models of home ownership, and working with our
partners to support their landlord role, fall outside the remit of the HRA Business Plan.

2.5

Service Priorities and Delivery Plans

Throughout this document a number of key challenges have been identified across the
different service areas of the Housing and Property portfolio. These challenges have
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been identified by tenants through consultation (see section 4.6) and turned into a
detailed action plan, designed to contribute towards achieving the Council’s ‘Our
Homes Priority’. This action plan is shown at Appendix 5, and sets out what the
Council intends to do over the five years between 2016 and 2021 to meet its NK Plan
priorities. Actions are grouped around the ‘Our Homes’ priorities listed above, with the
NK Plan ambitions forming specific service objectives. The action plan also includes
a column that identifies linkages to specific sections in the Business Plan, to show how
we are tackling the key challenges identified throughout the document whilst meeting
priorities and customer expectations.

The Housing and Property service is split into five teams covering a range of related
activities. Each team has an annual service delivery plan that sets out how it will
contribute to the NK Plan objectives, priorities and ambitions by focussing delivery on
the HRA Business Plan priorities. The following diagram provides an overview of the
service, with a more detailed description of the function of each team set out at
Appendix 1.

Figure III: Housing and Property structure

Head of Housing
and Property

Property
Services

2.6

Tenancy Services

Housing Needs

Wellbeing

Housing Systems

Our People Strategyc

The Our People Strategy aims to support North Kesteven District Council (NKDC) to
have the right people, in the right place, with the right skills, at the right time to enable
the delivery of the NK Plan.

c

https://www.n-kesteven.gov.uk/your-council/how-the-council-works/key-plans-strategies-andpolicies/strategies/our-people-strategy/
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The Our People Strategy has been designed to support our people and enable them
to continue to make an invaluable contribution. In addition, the strategy puts forward
a clear vision of what we are committed to do as an employer and how we intend to
lead, develop and support our people.

To support the development of the Our People Strategy, a programme has been
developed which includes eight work streams:


Culture and Values;



Recruitment and Selection;



Workforce Planning;



Performance Management;



Learning and Development;



Talent Management;



Reward and Recognition; and



Health and Wellbeing.
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3.

Strategic Context and Links to Other Plans

3.1

National Policy Context

Current and ongoing changes in the national policy context present some key
challenges for the Council. They can be summarised as follows:

3.1.1 Rent Setting

The Summer Budget 2015 included provision to reduce social rents by 1% per annum
for each of the next four years from 2016/17 to 2019/20.d This represented a shift from
the previous rent setting formula of CPI + 1% calculation. The aim is to reduce
spending on welfare payments.

Modelling of the implications of this has been

undertaken, and initial conclusions show there will be a £5.2m reduction in income up
until 2019/20, with a total reduction in income of nearly £70m over the lifetime of the
business plan, compared to the previous settlement (see Sections 9.2 and 10.3).
3.1.2 The Housing and Planning Bill 2015e

Starter Homes

Local authorities are under a duty to promote the supply of starter homes, and to
prepare reports on the actions to do this. Starter homes will be classified as new
dwellings, available to first time buyers only, that are aged under 40. They must be
sold at 20% less than market value and for less than £250,000. The Secretary of State
can require that certain sized developments have a proportion of starter homes on the
site through planning obligations. This may include exemptions and higher
requirements as well as discretions for local authorities to use.

d
e

http://researchbriefings.files.parliament.uk/documents/SN01090/SN01090.pdf
http://www.publications.parliament.uk/pa/bills/cbill/2015-2016/0075/16075.pdf
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Self-build and custom housebuilding

Local authorities will have a duty to grant permission on enough plots of land to meet
the demands for self-build and custom building in their areas. The demand is
evidenced by the number of people on the housing register held by the local authority.

Vacant high value local authority housing

The government has previously announced a plan to require stock-retaining local
authorities to sell high value homes as they become vacant. A definition of ‘high value’
homes will create a duty for local authorities to consider selling homes that meet the
definition when they become vacant. The government will estimate the amount of
money it would expect each individual authority to receive, each financial year, from
these sales. Local authorities may be required to pay this amount in advance to the
Treasury, of which some is intended to fund the extension of the Right to Buy to
housing association tenants. Further details of the definition and calculation methods
will be published at a later date.

High income tenants

Local authority tenants with a higher income will be required to pay a higher rent.
Initially, a ‘higher income’ will be defined as a household earning more than £30,000
per year, or £40,000 in London. Local authority tenants will be required to declare their
income to their landlord, with local authority landlords able to share data with Her
Majesty’s Revenues and Customs in order to verify that the information they have been
given is correct. Local authorities will be required to return any additional rental income
generated by the policy (minus “reasonable” administrative costs) to the Treasury.
Following consultation with social landlords, the Government has confirmed that a
taper will be applied above the minimum income thresholds so that any rent increases
do not provide a disincentive to work. This reflects one of the key recommendations
made by the Council in its response to the consultation exercise. Further details of
how increased rents will be calculated will be set out by the Government at a later date.
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3.1.3 Welfare Reform
Since May 2010 a programme of ‘welfare reform’ has been pursued that seeks to
introduce ‘…greater fairness to the welfare and pensions systems by making work pay
and reinvigorating incentives to save for retirement…while protecting the most
vulnerable – disabled people and pensioners’f

The Council has identified the Welfare Reform programme as presenting a clear risk
to its income, and has adopted a Welfare Reform Strategy to work with tenants to
mitigate the impacts.g This involves close partnership working.

The Summer Budget 2015 accelerated the introduction, and widened the scope, of the
Welfare Reform programme. Treasury analysis shows that changes to tax credits and
benefits (excluding Universal Credit) have had a negative impact upon claimant
incomes across the income distribution, with the greatest impact being felt by those on
lower incomes.

3.1.4 Lifetime Tenancies

The Government is reviewing the use of lifetime tenancies in social housing, to limit
their use, ensure that households are offered tenancies that match their needs, and
ensure the best use is made of the social housing stock.

3.2

Local Context

North Kesteven is one of seven districts in Lincolnshire and covers an area of 92,244
hectares (356 square miles). The District is characterised by small settlements and
large areas of arable farmland; 90% of land in the District has been classified as
agricultural. It is a large, diverse, rural area, stretching from the Witham in the east
almost to the Trent in the west, and from the sparsely populated villages to the south
of Sleaford to the more densely-populated Lincoln fringe in the north.

f

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/410726/dwp-reformagenda-explained-1-feb-2015.pdf
g
https://www.n-kesteven.gov.uk/residents/housing/strategies-policies-and-service-standards/housingstrategies/
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North Kesteven traditionally has a low Black and Minority Ethnic (BME) population,
with 95.9% being White British and only 1.7% belonging to a BME group. However the
evidence suggests that BME groups are more likely to be in housing need. Whilst there
is not an evidenced need for an increase in specific housing, it is important that all
housing needs across all ethnic groups are monitored on an ongoing basis to ensure
we are making provision accordingly.

There are around 100 communities in the North Kesteven District. The population of
the District is 111,046 (Office for National Statistics mid-year population estimate
2014). There are two towns, with approximately 17,671 people in Sleaford, and 13,884
in North Hykeham (Census 2011). Almost 40% of North Kesteven’s residents live in
communities in the Lincoln “fringe” (the area immediately surrounding Lincoln City
(including North Hykeham)), and about 15% live in Sleaford. Of the remaining 45%,
about half live in 57 communities with fewer than 1,000 people, and the other half live
in communities outside the Lincoln fringe, with more than 1,000 people.

The 2011 census showed that North Kesteven was the fourth fastest growing district
in England and Wales, with a higher mean and median age than many other council
areas. The latest projections from the Office of National Statistics indicate that this is
set to grow by a further 10% by 2021. Delivering growth – jobs, homes and
infrastructure – to support that increase has been identified as critical over the next
few years.

As well as the predicted growth levels, the age profile of the population

will change significantly with a projected 53% increase in the 65+ population by 2031.
The structure of our society is changing – more of us are living longer. Life expectancy
in the United Kingdom has been growing steadily for over half a century. In 1951, a
man aged 65 could expect on average to live to the age of 77. Today, he can expect
to live to 86, and by 2050 to 91. It is estimated that today there are nearly 15,000
people living in the UK that are aged 100 or over (ONS 2014).
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Figure IV: Population statistics

The above chart shows that North Kesteven currently has a significantly older
population than the average for England, which is set to increase at higher than
average levels; we must therefore consider the provision of appropriate housing,
property and support services to reflect this demographic.

At the end of September 2015 the Department for Communities and Local Government
(DCLG) released the newly updated Indices of Multiple Deprivation (IMD) - the first
update since the 2010 IMD release.h
In terms of overall ranking, North Kesteven is the 270th least deprived local authority
in England out of 326 in total, placed just below the 83rd percentile. This is a slight
decline on the 2010 IMD in which North Kesteven ranked 273rd. It is the least deprived
of all the Lincolnshire authorities. In 2015 North Kesteven’s lowest ranking Lower
Layer Super Output Area (LSOA)i was the 8,924th most deprived in England, placing
it in the 27th percentile, and is within the Sleaford Castle Ward. This same LSOA was
also the lowest ranking in 2010, at that time ranked 9,249th placing it in the 28th
percentile. There has therefore been a very slight relative deterioration as compared
with 2010.

h

http://dclgapps.communities.gov.uk/imd/idmap.html
Lower Layer Super Output Areas are a geographic hierarchy created by the Office of National Statistics,
designed to improve the reporting of small area statistics in England and Wales
i
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Rural isolation is a potential issue for some residents, and the lack of access to public
transport has resulted in eight out of the 64 LSOAs in North Kesteven being ranked in
the bottom percentile for deprivation due to barriers to services, which equates to the
bottom 10% nationally.

North Kesteven has been officially recognised as the safest district in England in which
to live for the second year running. Official figures for the twelve months up to the end
of March 2015 show that there were fewer crimes per 1,000 people committed in North
Kesteven than anywhere else in the country.

On a range of measures particularly around economic infrastructure, both physical and
digital, the district still lags behind much of the rest of England, reconfirming the
challenges of delivering services and economic growth in a rural area.

2012-2036 Central Lincolnshire Local Plan

A new Central Lincolnshire Local Plan is currently under development with an adoption
target date of December 2016 .This is being produced in partnership under the Central
Lincolnshire Joint Strategic Planning Committeej.

3.3

Summary of Key Challenges

The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


To mitigate the impact of the rent reduction on the Housing and Property service;



To assess and react to the implications of the Housing and Planning Bill;



To continue to adapt to the government’s welfare reform agenda and monitor its
impact on residents;



To ensure the housing stock meets the needs of older and vulnerable residents;
and

j

http://www.lincolnshire.gov.uk/central-lincolnshire/about
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To ensure the Housing and Property service is responsive to those who live in
isolated towns and villages throughout the district.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of
“Increase the Supply if Housing in NK” and “Provide high quality housing services in
NK”.
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4.

Business Plan Analysis

This section sets out the Council’s current stock profile (including valuation), provides
an analysis of the key factors that drive housing demand/need and supply in the district
and explores how these affect the HRA Business Plan. It also sets out the main
concerns of tenants following consultation on the development of the Plan.

4.1

The Council’s Housing Stock

As at 1 November 2015, the council owned 3,880 homes within the Housing Revenue
Account (HRA) and managed 51 leasehold properties.

Between 1 April 2012 and 31 March 2015, a total of 44 properties were sold from the
HRA under the Government’s Right to Buy scheme. Over this same period, the
Council built a total of 77 properties, acquired a further 6, and had no demolitions,
resulting in a net gain of 39 properties to the HRA housing stock. An analysis of the
Council’s housing stock within the HRA is shown below.

Council Housing Stock by type
Property Type

1 April 2012

1 April 2013

1 April 2014

1 April 2015

1,771

1,770

1,760

1,773

416

418

424

441

Bungalow

1,629

1,632

1,632

1,644

Maisonette

12

13

13

13

Bedsit

1

1

1

1

Total

3,829

3,834

3,830

3,872

House
Flat
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Council Housing Stock by No of Bedrooms at 1 April 2015
No of

1 April 2015

Percentage

1

0.03

1 Bedroom

421

10.88

2 Bedrooms

1,970

50.90

3 Bedrooms

1,427

36.87

4 Bedrooms

51

1.32

5 Bedrooms

0

0

6 Bedrooms +

0

0

3,870

100

Bedrooms

Bedsit

Total

Details of the Council’s Asset Management Strategy, and the investment challenges
faced in relation to the existing stock, are set out in Chapter 5. These challenges can
be summarised as follows:


NK Homes Standard



Communal rooms at former sheltered schemes



Electric storage heaters



Repairs Service

4.2

Stock Valuation

Under Department of Communities and Local Government (DCLG) guidance, the
basis for valuing the council’s HRA residential properties is the Social Housing –
Existing Use Value (EUVSH).k In the East Midlands region the adjustment factor to
apply to the Market Value of the stock is 34%. The ‘adjustment’ is applied due to the
property being occupied by a secure tenant.

k

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/11574/138934.pdf
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An open market valuation of the Council’s housing stock was undertaken by a RICS
qualified Valuer, and the value as at 31 March 2015 was £353,529,400. After applying
the adjustment factor of 34%, the EUVSH adjusted value was £120,200,000. The
Council’s policy is to carry out a full revaluation every five years, with interim annual
desktop valuations.

4.3

The District’s Housing Needs Relevant to the HRA Business
Plan

The Local Plan

North Kesteven forms part of the Central Lincolnshire partnership with the City of
Lincoln and West Lindsey District Councils, which is preparing a new Central
Lincolnshire Local Plan (CLP) that will set a spatial vision for Central Lincolnshire to
2036. In developing the plan, the Council must take account of the National Planning
Policy Framework (NPPF), which requires the Council to plan to meet objectively
assessed housing needs for the area, including identified need for both market and
affordable housing.

In line with this requirement, the Strategic Housing Market Assessment identified a
significant need for new housing arising from a combination of factors; the increased
birth rate, an ageing population, the attraction of the area for in-migration and the
potential for the economy to further expand with an increased working age population.

The new plan therefore sets a housing target for Central Lincolnshire of 36,960 homes
(1,540 homes per annum) to be delivered over the period 2012 to 2036. There is a
significant need for homes in the City of Lincoln and the ‘Lincoln Strategy Area’ (an
area where Lincoln exerts a significant influence on where people work and use
services), and 64% (23,654 homes) will be delivered in this area.

In North Kesteven, the Lincoln Strategy Area includes the town of North Hykeham and
a range of villages including Bracebridge Heath, Branston, Heighington, Skellingthorpe
and Washingborough around Lincoln.
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The balance of housing need will be distributed across Central Lincolnshire, and in
North Kesteven approximately 4,500 homes will be delivered in Sleaford and about
2,250 homes will be delivered in the rural areas of the District.

The final draft plan will be consulted upon in March 2016 and examined during summer
2016, before adoption (subject to approval) in December 2016.

4.4

The Strategic Housing Market Assessment (SHMA)

The Central Lincolnshire SHMA was completed in 2015. The key objective of the
SHMA is to enable the partner councils to understand the nature and scale of housing
demand and need across Central Lincolnshire, and to provide an assessment of the
local housing market which can be used to inform key policies and strategies. l The
following sections set out the key findings relevant to the HRA Business Plan.

Market Housing and Trends


The SHMA identifies an objectively assessed need figure of between 1,432 –
1,780 dwellings per annum throughout the period 2012-36.

The emerging

Central Lincolnshire Local Plan aims to deliver a total of 36,960 dwellings
throughout the plan period.


The housing stock in North Kesteven grew by 17.8% from 2001-11, well above
the national rate of 8.3%, with much of this growth being driven by high levels of
net in-migration from other parts of the country.



Median house prices are well below the national average.

Prices in North

Kesteven are the highest in Central Lincolnshire, however, it is the only district
that has seen a slower rate of growth in prices than the national average since
2001.


Sales volumes fell less in North Kesteven during the recession than nationally,
but have remained at a relatively static level since then.



521 (1.1%) households in North Kesteven are overcrowded, which is the lowest
level in Lincolnshire and well below the national average of 4.6%.

l

http://www.lincolnshire.gov.uk//Download/92691
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85.3% of households in North Kesteven are under-occupied by at least one
bedroom, which is the highest level in Lincolnshire and well above the national
average of 68.7%.



The proportion of concealed households in North Kesteven is low at 0.9%,
however this rate has almost doubled from 2001-2011 and equates to 309
households.

Affordable Housing


North Kesteven is the least affordable part of Central Lincolnshire. The ratio
between lower quartile house prices and lower quartile earnings is above the
national average, although the recession has caused the ratio to reduce.



35% of households in North Kesteven cannot afford to purchase or rent market
housing without subsidy.



292 additional affordable homes are needed annually in North Kesteven between
2014-2019; this rises to 337 per year from 2020-2036, and is calculated as
follows:

North Kesteven

Time period

Affordable housing needed

Annual newly arising housing need

2012-36

337

meet current housing need backlog

2014-19

-45*

Net annual affordable housing need

2014-19

292

Net annual affordable housing need

2020-36

337

Annual shortfall in affordable housing to

* North Kesteven’s pipeline supply of affordable housing for the next 5 years is
sufficient to address the backlog of need.


In total for Central Lincolnshire, 17,400 affordable homes are needed from 20122036, to meet the newly arising need and to address the backlog of need.



Three-quarters of the affordable housing need in Central Lincolnshire is for one
and two bedroom properties:
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Property type
% of affordable
housing need

1 bedroom

2 bedrooms

3 bedrooms

4+ bedrooms

39%

37%

20%

4%

Intermediate Tenures


The SHMA provides an analysis of the proportion of households in housing need
who could afford intermediate tenures in comparison to open market purchase,
on the basis of house price and income levels. The position for North Kesteven
is as follows:

Income required
Open market purchase
40%

shared

ownership

plus annual rent
75% shared equity



Government

is

% of households in need
able to afford

£33,929

40%

£17,115

76%

£30,535

48%

progressing

its

Starter

Homes

initiative

to

provide

accommodation for eligible first time buyers at 80% of market value. Starter
homes are likely to become the main section 106 provision in future and the
Council will need to consider their role in the ongoing provision of affordable
and intermediate housing in the District.

Private Rented Sector


Private rents in North Kesteven are below the national average, but are higher
than for wider Lincolnshire. The rate of growth in private rent levels in recent
years is also well below the national average.



The SHMA suggests that many households are now meeting their affordable
housing need through renting privately, with a higher proportion of Local Housing
Allowance (LHA) claimants renting privately than the national average.
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Number of residents privately renting

14,599

Total LHA claimants in private rented sector

1,953

Proportion of private rented residents claiming LHA

13.4%

Specific Groups


Older persons: North Kesteven has seen growth of 31.3% in the number of
persons aged over 65 years from 2001-2011. While the majority of these people
live, and wish to continue living, in private households, there is still a need for
additional bed-spaces within appropriate communal establishments for those who
do not live in private households, now and in the future.



People with disabilities: The majority of people with disabilities live in private
homes rather than in communal establishments. There is therefore an ongoing
need to ensure a sufficient supply of adapted homes through the availability of
Disabled Facilities Grant and other mechanisms, and the provision of Lifetime
Homes.

4.5

Central Lincolnshire Housing Delivery Plan

Alongside the SHMA, and to support the Local Plan, a Central Lincolnshire Housing
Delivery Plan (HDP) has been produced.m This sets out the issues involved in
delivering a significant and sustained level of housing and affordable housing to 2036.

The HDP acknowledges the need to attract more developers into the area, and that
the Council and development industry alone cannot viably deliver the 47% affordable
housing need solely through planning obligations (Section 106).

A range of

mechanisms must therefore be employed; to support this delivery of affordable and
market housing, the HRA Business Plan will:

m

http://www.lincolnshire.gov.uk//Download/92697
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Consider how it can increase Council house delivery, to maximise the
opportunities to provide the affordable housing that is needed in the district;



Explore opportunities to deliver market housing to support the ongoing provision
of housing in line with the objectively assessed need figures; and



Explore opportunities for other low cost home ownership and shared ownership
products.

In relation to specific properties, the HRA Business Plan will:


Consider increased provision of one and two bedroom properties in line with the
need for smaller homes;



Consider how to increase provision of older persons accommodation; and



Consider how to increase provision of adapted and adaptable homes.

4.6

Tenant Priorities

Tenants have been closely involved in developing and agreeing this Plan in line with
the Council’s approach to tenant participation.

Roadshows & Postal Questionnaire

Following the Summer Budget 2015, a series of roadshows were held to engage with
tenants across the District in order to establish their main concerns for the future. A
questionnaire was developed and used to capture tenants’ views at these events. This
pilot questionnaire was amended slightly to gain further insight of issues raised at the
roadshows, and the revised questionnaire (Appendix 2) was sent to all tenants. The
questionnaire was returned by 25% of tenants (n 972), and the following results were
obtained:

Q1 Ranking Order of Importance
Review the length of time before refurbishments (For
Example: Kitchen 30 years, Bathrooms 40 years, Heating
Boilers 15 years)
Improving energy efficiency of Council homes
Reviewing types of heating for Council properties
Building new homes

Rank
1

n
346

%
35.6

2
3
4

329
305
256

33.8
31.4
26.3
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Making sure Council properties have adequate parking
5
Ensuring all ready to let properties meet the current NK 6
standard for empty properties (For Example: Kitchen 30
years, Bathrooms 40 years, Heating Boilers 15 years)
Improving flexibility of repair appointment times
7
Keeping you informed whilst getting a repair completed
8

210
190

21.6
19.5

141
129

14.5
13.3

Q2 Ranking Order of Importance
More support for vulnerable people
Greater opportunity for communication through face-to-face
contact
Improving community spaces (e.g. parking, paving, lighting
and communal facilities)
Improving grounds maintenance to community areas (e.g.
grass cutting, weed clearing, gardening)
Making it easier (clearer) to contact us
Improving the information when allocating properties
Improving our customer service
Greater opportunity for communication through mobile texts
and internet

Rank
1
2

n
553
240

%
56.9
24.7

3

227

23.4

4

205

21.1

5
6
7
8

199
162
130
43

20.5
16.7
13.4
4.4

(N.B. The figures above show a higher number of responses than the number of
respondents, due to the differing ways tenants chose to answer the questions. Around
half of respondents ranked the priorities from 1 to 8, in order of importance. The other
half of respondents scored each priority by how important they felt it was. As the
method used by the respondents was equally split, both methods have been used in
the above calculations so as not to exclude half of the responses received).

Homes and Communities Agency standards

The Homes and Communities Agency Regulatory standards contain the outcomes that
landlords are expected to achieve. A local authority landlord is expected to adhere to
four consumer standards identified in the table below. North Kesteven also voluntarily
monitors the Value for Money, economic standard. Tenant input from the roadshows
and surveys resulted in the priorities shown below. These were used to inform the
development of this Plan and to work towards the fulfilment of the HCA regulation and
development of the local standard offered to tenants. We will embed these local offers,
and ensure that they are regularly reviewed with tenants.
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HCA standard
Home
Ensures decent homes and a good
repairs
service
that
meets
customers’ needs, offers choices
and maintains the quality of homes
Neighbourhood & Community
Keeping neighbourhoods and
communal areas clean, tidy and
safe, preventing and tackling
incidents of anti-social behaviour
and supporting tenants who
experience it.
Involvement & Empowerment
The information, communication
and choice provided by the housing
service and what residents can do
if they are not satisfied
Tenancy
How the Council allocates houses
and ensures tenants have the
information and support they need
to maintain their tenancy
Value for Money
Giving tenants high quality services
for a reasonable cost and giving
them the chance to influence
services and be involved in setting
any charges.

Priority
Review NK Home standard life time of
components
Improving energy efficiency and heating
Review and replace remaining external
wooden doors
Improving community spaces (e.g. parking,
paving, lighting and communal facilities)
Improving grounds maintenance to
community areas (e.g. grass cutting,
weed clearing, gardening)
Re-evaluate parking programme
Greater opportunity for communication
through face-to-face contact
Investigate alternative communications
with residents
More support for vulnerable people
Improving the information when allocating
properties
Ensure greater support for elderly and
vulnerable residents
Continue to ensure tenants get value for
their rent
Raise awareness of money advice, &
affordable warmth help for residents

We have carried out a self-assessment of our progress against the HCA standards,
and key actions have been included in the action plan to ensure that we continue to
comply with them. These include:


Reviewing the NK Homes Standard in line with identified savings;



Establishing a programme of environmental estate improvements aimed at
improving car parking, fencing, lighting and safety on estates;



Responding to our tenants’ feedback to ensure our services continue to meet
their needs and satisfaction;



Ensuring our housing stock meets the needs of an ageing population and those
in areas of deprivation have access to housing; and



Ensuring service charges provide value for money by consulting on the use of
communal rooms with tenants and carrying out an options appraisal.
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Tenant Liaison Panel

The Tenant Liaison Panel has had a dual role in the development of this Plan. First, it
has considered, and provided external validation of the main concerns identified by
our tenants. Second, it has formally considered and supports the draft HRA Business
Plan for recommendation to the Council’s Executive Board.

Business Plan Consultation

Following approval of the Plan for consultation, an action plan (Appendix 5) was
developed based on the challenges we face, our priorities as a council and actions to
address tenants’ main concerns as identified from the roadshows and postal survey.

The Council utilised the annual Survey of Tenants and Residents to consult on whether
they agreed with the HRA Business Plan priorities and a copy was made available on
the Council’s website. 30.17% of tenants (1,147) responded (slightly up on the
response rate of the initial consultation), with the following outcome:

Answer

Number of Respondents (n=1147)

Yes
No
Don’t know / Unsure

886
61
200

%
77.3%
5.3%
17.4%

The highest ranked issues identified by the consultation have been brought out as key
actions within the action plan (Appendix 5), and these include:


Reviewing the length of time before refurbishments are carried out;



Continuing to explore and improve the energy efficiency of council properties;



Investigation and consideration of alternative forms of heating to replace electric
systems;



Provision of more support for vulnerable tenants; and



Improving our customer service and communication with tenants.
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Within the first year of the Plan (2016/17) we will undertake further consultation with
different groups of tenants to ensure the Plan is a live document, evolving and up to
date.

4.7

Summary of Key Challenges

The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


Ensure service charges provide value for money by consulting on the use of
communal rooms with tenants and carrying out an options appraisal;



Continue to explore and improve energy efficiency of council properties;



To undertake a review of the repairs service;



Review alternative forms of heating as a replacement for electric heating;



To meet the demand for housing and ensure properties are affordable and meet
tenants needs;



To review the length of time before refurbishments are carried out;



Provide more support for vulnerable tenants;



Improve our customer service and communication with tenants; and



Regularly review Local Offers with our tenants.

Actions to tackle and address these challenges and meet tenant ambitions and
priorities are picked up as part of the Action Plan (Appendix 5) with specific actions set
out under the NK Plan ambitions of “Increase the Supply if Housing in NK”, “Maintain
and improve housing in NK” and “Provide high quality housing services in NK”.
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5.

Asset Management

5.1

Strategic Approach to Asset Management

Asset Management is defined as the management of physical assets to meet service
and financial objectives.
This section details North Kesteven District Council’s approach to managing the
housing related assets held in the Housing Revenue Account. It covers a range of
activities that ensure the housing stock meets the needs and standards required, both
now and in the future.

In the context of self-financing, ensuring finite resources are used in the most costeffective manner is key to the Council’s asset management and business planning
approach. It is essential to have a sound understanding of the asset base and future
investment requirements and options in order to achieve this.
The housing stock represents the Council’s most valuable asset and, set against the
repair and maintenance costs, its largest obligation. The Council needs to ensure that
the properties it owns and manages are:


In good condition;



In the right location;



Designed to fit modern purpose; and



Sustainable.

The purpose of asset management in this context is to ensure the housing stock is
closely managed in order to:


Help meet housing needs across the District;



Provide value for money;



Keep dwellings in a good condition in cost effective ways;



Strive to continue to meet the government’s Decent Homes Standard;



Continue to maintain properties in line with the Councils NK Home Standard;
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Ensure works comply with current and future regulations;



Provide a balance between responsive and cyclical repairs and capital
investment;



Achieve high standards of energy efficiency;



Create good neighbourhoods for council tenants and their neighbours; and



Provide assurance to the council’s auditors and regulators that its housing
service is well managed.

Our Strategic Approach is to:


Engage with tenants and Members in developing and implementing asset
management;



Maximise assets and minimise liabilities;



Develop a capital programme that meets tenants’ aspirations and priorities,
whilst also maintaining the Decent Homes Standard;



Consider if an age or condition based approach should be taken when replacing
certain components;



Survey the housing stock every five years on a rolling programme and
continue to improve the accuracy of stock data;



Seek value for money in all investment decisions and contract procurement;



Examine the most appropriate ways to dispose of underused assets and the
acquisition of land/property in order to achieve more affordable housing for rent;



Continue to let void properties promptly thereby minimising rent loss and
maximising housing availability; and



Continue to develop the responsive repairs and heating maintenance service to
provide the service customers require.

5.2

Asset Management Key Objectives

In developing and approving the Council’s approach to asset management, some key
underlying objectives are proposed in order to balance assets and needs to ensure
that the housing stock meets the needs and standards required now and in the future:
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A Planned Maintenance programme achieving economies by replacing
components on either an 'Anticipated Lifespan' basis or on a ‘Just-in-time’ basis,
dependent on the priority of the component. This is defined as the NK Home
Standard;



Regular cyclical maintenance to certain components of a property, including
heating appliance servicing, door entry systems, electrical upgrades and
external painting;



Continual programme of works to meet Health and Safety requirements (e.g.
asbestos removal, structural repairs etc.);



A responsive maintenance service to respond to unplanned failures in the
properties and to prevent deterioration in their condition;



An efficient and effective voids repair service, helping to hasten the repairs
process and protect revenue;



A programme of environmental Estate Improvements aimed at improving car
parking, fencing, lighting and safety on estates;



Stock condition surveys to assess condition, use and required reinvestment
over the next 30 years; and



A new build programme to increase the amount of affordable housing for rent,
to respond to levels of need identified on the housing register and to replace
properties sold through the Right to Buy. This is outlined in more detail in
chapter 6.

5.3

Stock Condition Survey Information

A comprehensive Stock Condition Survey was started in 2005 and completed in 2010.
This information formed the basis for the 2012 Business Plan, based on age of
components. This information has been continually updated with work completed but
there is now a need to re-survey the stock to assess the current condition of
components.

The original survey was based mainly around the criteria set out in the Decent Homes
Standard, and the information was used to compile the works programmes required to
ensure compliance by 2010.
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The HRA Asset Management Database (Codeman) holds and provides all attribute
(component) information, including replacement costs and lifecycles. It is used to carry
out annual assessments of dwellings against the Decent Homes Standard.

Robust stock condition information forms the cornerstone of an effective strategy and
provides the data required to produce programmes of investment that will appropriately
maintain the stock in good condition. This data is enhanced and regularly validated by
feedback from all programmed and cyclical repairs and maintenance activities.

It is proposed as part of the Asset Management Strategy that a condition-based
approach be taken to the replacement of non-key components of the housing stock
and the non-traditional properties. In order to achieve this, a new approach to stock
condition surveys is needed.

5.4

Key Asset Management Challenges and the Council’s
Response

The asset review and subsequent consultation with tenants identified four key
challenges facing the future investment needs of the existing housing stock.

The key challenges and the actions identified to address them are set out below. The
resultant investment requirements have been built into the HRA Capital Programme
2016/17 to 2045/46 (Appendix 3).

Challenge 1: NK Homes Standard

The Challenge

Following completion of the final year of backlog maintenance needed to meet the NK
Homes programme, a review of the NK Homes Standard is required to ensure this is
appropriate and in line with the savings required following the rent reduction
announced for 2016 onwards.
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The current NK Homes Standard is based on a component being replaced at the end
of its life cycle period. The current life cycles for key components are shown in the
table below:
Component

Life Cycle (Years)

Bathroom

40

Boiler

15

Heating System

40

Kitchen

30

Roof

65

Windows & Doors

40

These life cycles reflect industry standards and form the basis for the current standard.
The condition of each component is only taken into account if a component fails early;
this is classed as a newly arising need.

Response

An analysis of the financial impact on the 30 year business plan of reducing or
extending key component life cycles by 5 years has been considered.

Although in principle there is a potential saving to be realised in extending the life cycle
of components by 5 years, it is considered this is not a desirable solution. The current
life cycles are not overly generous and are in line with those used by other local
authorities.

An alternative approach is to consider using a condition-based programme for less
critical components such as roofing, non-traditional refurbishments and possibly
boilers. This could achieve a saving by only replacing components nearer to the time
of failing. The challenge will be assessing the condition both correctly and consistently.
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The new NK Homes Standard would be based on:

a) Kitchens and Bathrooms

It is proposed that kitchens and Bathrooms are replaced within 30 and 40 years
respectively. Tenants are given a number of choices with both kitchens and
bathrooms, which include:


Six kitchen unit styles and five worktops;



Six colours of wall tiles; and



A choice of decorative finishes and colours for walls.

It is proposed that kitchen units are replaced on a like for like basis with only minor
adaptations to allow for tenants’ household appliances. Electrical improvements (e.g.
additional sockets) will not be undertaken on kitchens which have previously been
upgraded. Floor coverings will not be replaced at the time of kitchen replacement.

b) Boiler Replacements and Heating

It is proposed that central heating boilers and full heating systems are programmed to
be renewed in 15 and 30 years respectively. Boilers could in the future be changed to
a ‘Just-in-time’ principal and replaced when they become no longer cost-effective to
repair.

c) Mains Gas

Where mains gas is available (currently 2,597 properties), a highly efficient condensing
gas boiler and radiator system is to be installed in all properties. Tenants will be given
a choice of electric or gas focal point fire (subject to a flue being available).

d) Oil, Solid Fuel, Bottled Gas and Electric Storage Heaters

Where there is no mains gas, there are several choices available. It is recognised that
the cost of running the heating system is the main concern of our tenants, although
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their preference for retaining systems they are used to is also noted. Consultation will
therefore be carried out based on the principles set out below.
Oil Systems – The price of oil fluctuates, and in the past 15 years a number (158) of
oil systems have been installed. Properties with oil heating installed will have the
choice to retain the oil heating in addition to the choices detailed below for bungalows
and houses.
Bungalows – Tenants will be offered the choice of an Air Source Heat Pump (ASHP)
and radiators or Electric Storage Heaters with choice of an open fire or an electric focal
point fire.
Houses – Tenants will to be offered the choice of ASHP or Multi Fuel Solid Fuel system
with radiators.

The following conditions will apply.


The above choices are subject to the installation of an ASHP being technically
and economically viable, under the package of measures that would be
implemented; and



The option to install open fires to bungalows is subject to a suitable chimney
being available.

Where heating boilers or systems fail ahead of the programmed dates, they will be
either repaired or renewed using the Responsive Repairs contractor and costed to the
capital replacement budget.

e) General Building Works

Whilst it is known that our properties are generally in good condition, there are works
identified through other programmes and the responsive repairs service where it is
prudent to take a planned approach for a larger number of properties. This includes:


Chimney repair and removal;
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Footpath replacement;



Fencing replacement;



Gutter replacement; and



Brickwork, repair and re-pointing.

Items of work may be identified either through the responsive repairs service, capital
contracts or estate inspections, where the nature or quantity of the work would be more
cost-effective or better managed if included into a planned programme. Work for
inclusion in this contract is approved through the Housing Stock Group, which meets
monthly, and consists of officers from Property Services.

f) Windows and Doors

The Council’s approach will be to ensure that both windows and external doors are
replaced within 40 years. All windows are glazed with Double Glazed Units and the
majority of the Council’s properties are fitted with uPVC frames (99%).

External doors and frames are replaced with a composite door set with uPVC frame
and a factory-manufactured door set of resin bonded onto a timber frame. This enables
the doors to meet either Secured by Design or PAS 011 security standards.

g) Estate Improvements

Following on from the Decent Homes programme, which focussed simply on the
condition of properties, it is important that the Council considers providing a decent
environment for tenants in the form of estate improvements. Using a similar format to
the car parking survey previously undertaken, estates will be surveyed against a
number of criteria, including:


Lighting;



Fencing;



Issues of Anti-Social Behaviour;



Car parking; and



General condition of communal and common areas.
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A programme of improvements will be established following the completion of the
survey.

h) Structural Repairs to Non-Traditional Stock

A survey was undertaken by Michael Dyson Associates during 2011. The results of
the survey show that the structural integrity of the non-traditional stock can be
maintained for an assured life of at least 30 years, if repairs and maintenance
measures are implemented to maintain the effective weather tightness of the external
fabric.

Work is required to six of the nine types of non-traditional property, the main ones
being Airey Houses, Spooner Houses and Trusteel Houses. The work required is
mainly to maintain and replace the existing external wall insulation systems and is
estimated to be in the region of £5.8m.

It is proposed to undertake a full condition survey and estate evaluation of all nontraditional sites. The surveys and estate evaluations will help the Council to develop
a greater understanding of its assets, to ensure that investment is based on the
condition of the properties, and prioritised where the condition is poor and the wider
estate does not provide opportunities for regeneration.

i) Aids and Adaptations

It is the Council’s aim to deliver a responsive aids and adaptations service which meets
the needs of customers and provides good value for money. Our methods to achieve
this are to:


Consider all recommendations for adaptations received from Social Care
(Social Services) and, where appropriate, fund them;



Make a home visit to measure up and consult on adaptations within 30 days of
receiving Social Care recommendations and reports;



Prepare for works and complete adaptations within three months;



Fast track requests for minor aids through the repairs contract; and
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Monitor customer satisfaction and learn from experience.

We recognise our social responsibility to provide adaptations and facilities for people
with a disability and our responsibility to comply with the requirements of the
Chronically Sick and Disabled Persons Act 1970.

The type of work undertaken ranges from small items (such as handrails) to more
major adaptations (such as level access showers) and, in a few cases, an extension.
There is a team of staff dedicated to this work who have developed systems to ensure:


Cases are effectively prioritised;



Work is carried out in a timely fashion, subject to Social Services assessments;
and



Tenants are satisfied with the work.

The Council aims to ensure that vacant properties, which have disabled adaptations,
are re-let to a new tenant who requires such adaptations. This minimises the need for
further expenditure on such works for the new tenant.

j) Garages

We aim to make the best use of garage sites and maximise income from garage rents.
The current approach to garage provision is as follows:


Carry out a financial and usage assessment of each site;



Allocate funding for repairs to the sites which are likely to yield the most income
or community benefit; and



Identify sites that could be suitable for redevelopment.

The condition of garage sites is generally fair to poor with the vast majority of
investment being directed into homes. The majority of garages are pre-fabricated
concrete, with more than half having asbestos cement roofs and reaching the end of
their life. Although car ownership has risen since the garages were built, demand has
fallen. In some areas there is high demand evidenced by a waiting list but in other
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areas use has fallen away completely. These factors have led the Council to consider
a revised garage policy and strategy for future use.

The strategic approach is to maintain and improve garages in high demand and
constant use; with investment these sites offer potential for additional income. On the
other hand, disused garage areas with little prospect of further use have been identified
for potential redevelopment. The Council will undertake void inspections of empty
garages to assess their condition.

Challenge 2: Communal rooms at former sheltered schemes

The Challenge

Communal rooms value for money - this is based on the feedback from residents on
these schemes, whom are required to pay a service charge for their maintenance and
running costs. They question the use of the rooms and whether there are better uses
for them that may reduce the service charges.

Response

It is proposed that the Council carries out a consultation exercise with tenants and
colleagues on a scheme by scheme basis; an appropriate response from the Council
to the findings can then be considered for each of the 13 schemes. A number of
options that could apply have been identified:


Improvement and retention as communal buildings;



Remodel or redeployment for alternative use within the community;



Redevelopment as dwelling; and



Disposal.
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Challenge 3: Electric Storage Heaters

The Challenge

Electric storage heaters have been raised consistently by tenants as being both
expensive and lacking control of heat output. There are currently 528 properties with
electric storage heaters.

Response

The Council recognises that this form of heating can prove problematic and expensive.
Since 2015 an Affordable Warmth Officer has been in post to provide advice and
ensure tenants are on the most cost-effective tariff with their energy supplier. In the
first year of this service, a total of £24,000 has been saved for tenants.

Alternative forms of electric heating are being investigated and trialled, and the
feedback from these investigations will inform the programme for replacement in the
future.

Challenge 4: Repairs Service

The Challenge

Whilst needing to maintain a high performing repairs service, the Council needs to
consider that within the life of this Business Plan, the current repairs contracts will be
up for review in 2019. A decision will be needed before April 2019 to establish whether
the current contract is meeting the performance aspirations of the tenants and
providing a value for money service.

Response

The Council will measure performance on an ongoing basis and set challenging targets
for improvement. A review of the repairs service will be undertaken to ensure it meets
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tenant expectations and continues to deliver value for money. Value for money will be
benchmarked against the ‘best in class’ on an annual basis.

5.5

Low Carbon Management

To address the issues of climate change, the Government has set bold targets to
reduce the national impact on the environment, which aim to cut carbon dioxide
emissions by four fifths by 2050. To help combat the significant environmental
challenges faced, the Government intends to ensure that Britain plays its part in
reducing C02 emissions; makes homes more energy efficient; reduces the costs of
heating homes; helps combat fuel poverty and meets required energy needs.
Domestic homes alone account for a quarter of Britain’s carbon dioxide emissions,
therefore the Council is tackling these issues directly within our housing stock. In
recent years, the Council has been successful in reducing energy usage and improving
the efficiency of the housing stock, through a major programme of installing highly
efficient gas boilers, and by taking advantage of grant funding available to social
landlords to undertake loft and cavity insulation. These measures have not only
contributed towards reducing CO2 emissions but also towards tackling fuel poverty
amongst tenants.

This plan is consistent with the objectives set out in the NK Low Carbon Plan, which
aims to reduce the levels of carbon emissions in the North Kesteven District. Examples
of how this business plan contributes to this aim include; fitting of A rated boilers, loft
and wall insulation upgrades, use of solar hot water systems and building new homes
to our Fabric First standard (see Section 6).

5.6

Repairs and Maintenance Service

Responsive Repairs

The objective of the repairs service is to provide a customer focussed responsive
repairs service, which achieves high levels of performance, customer satisfaction and
good value for money.
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The priorities to achieve this objective are:


Developing successful working relationships with contractors;



Making appointments for all repairs;



Getting the job done right first time as quickly as possible;



Using tenant views to shape the service; and



Carrying out as many repairs in a pre-planned way as possible.

A ‘responsive repair’ is a repair carried out as a result of wear and tear, accidental or
deliberate damage, or the weather. Requests for responsive repairs are usually tenant
driven and undertaken as a single job normally of a low value, which make them
difficult to programme.
Repairs that are not the Council‘s responsibility, or which arise through the
unreasonable actions of a third party, are recharged.

The responsive repairs service has more contact with tenants and customers than any
other maintenance service, and is therefore used as an important measure of how
effective the Housing and Property service is by the majority of customers.

Contracts are in place for the following Responsive Repairs:


Day-to-Day Repairs – combined with void and external repairs;



Heating Repairs – combined with gas servicing;



Door Entry Systems and TV aerial maintenance to blocks of flats;



Stairlifts following a Disabled Adaptation.

Since March 2014, the Day-to-Day responsive repairs service has been carried out by
a single repairs contractor, Kier Services. It generates the most repairs of all the
responsive services, and the Council is working to improve the service and value for
money. The Heating Repairs service has been carried out by Aaron Services. The
advantages of the long term relationships with these contractors have been:
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Making appointments at first point of contact;



Improving tenant involvement to develop the service;



Grouping as many repairs as possible so they can be undertaken in a more preplanned way;



Improving repairs priorities to ensure work is completed at the earliest
opportunity; and



Basing the heating repairs service on a lump sum per property, so any repair
work is carried out at no additional cost to the Council.

An overview of repairs performance can be seen in the Annual Report.n We will
continue to review the repairs service as part of our Local Offer to tenants.

Void Works

The objective of the void process is to make void properties available for letting as
quickly as possible, minimising rent loss and maximising the housing available, whilst
striving to meet customers’ expectations.

The priorities are to:


Provide a safe and secure home;



Improve re-let timescales;



Provide a re-let standard that meets customers’ expectations; and



Maximise the use of IT.

The Council will continue to aim to minimise the time a property is unoccupied by
carrying out Pre-Void Inspection wherever possible. An End of Tenancy Incentive
Scheme exists to reward tenants who leave a property in accordance with a list of predetermined conditions.

Void repairs, cleaning, clearing and decoration of void

properties, and some inspections are undertaken by the responsive repairs contractor.

n

https://www.n-kesteven.gov.uk/residents/housing/strategies-policies-and-service-standards/annual-reportto-tenants/
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Void Standard

The current re-let standard agreed as part of the NK Home Local Offer, is that the
Council will:


Carry out a gas safety check where gas is installed and leave a copy of the
certificate at the property;



Carry out a safety check of the electrical installation;



Undertake a water hygiene test and provide a certificate;



Remove any rubbish from the property and garden;



Clean the property;



Re-decorate parts, or all of the property if it is required at the void inspection;



Carry out all of the urgent repairs and try and complete all other repairs whilst
the property is empty; and



Keep the incoming tenant informed of the date the property will be ready.

To assist with re-let times, the Council may:


Leave minor repairs to be completed once the new tenant has moved in; if this
is the case tenants will be informed of the timescale for their completion; and/or



Leave work to the garden if this means the property can be let to a new tenant
faster; the gardening work will be completed once the property is occupied.

A recharge order is raised for removal of goods and clearance of gardens and repairs
where the tenancy agreement has been breached, to recoup expenditure.

5.7

Cyclical Maintenance

Cyclical maintenance is the regular maintenance of components of a property including
mechanical and electrical plant. Cyclical servicing is planned at regular defined
intervals (e.g. annual boiler servicing) based on statutory requirements or best
practice.

Current cyclical maintenance programmes are as follows:
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Annual boiler servicing;



Maintenance of fire extinguishers, fire alarms and warden call systems in former
sheltered housing schemes;



External redecoration including joinery pre-paint repairs every seven years;



Fixed wiring periodic tests of electrical installations;



Smoke alarm servicing;



Lift maintenance to former sheltered housing schemes;



Door entry system and TV aerial servicing;



Stairlift servicing; and



Sewage Treatment plant maintenance.

The contract for boiler and smoke alarm servicing are combined with the responsive
contracts for this work. Door entry systems, TV aerials and stairlift servicing are
combined with the general responsive repairs contract; other contracts are let on an
annual basis.

5.8

Health and Safety Works

The Council’s aim is to ensure that dwellings meet Health and Safety requirements so
that tenants are living in a safe and secure environment. In line with the Health & Safety
plans, this will be achieved by identifying and managing risks including:


Housing Health and Safety Rating Defects;



Asbestos in non-housing stock;



Asbestos in housing stock;



Legionella;



Gas installations;



Electrical installations;



Smoke Alarms and Carbon Monoxide Detectors;



Fire; and



Estate Risk Assessment Inspections.
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Housing Health and Safety Rating System (HHSRS)

The HHSRS has replaced the Fitness Standard element of the Decent Homes
Standard.

The HHSRS assesses the 29 main health and safety risks inherent in a property. If a
property fails the HHSRS it automatically fails the Decent Homes Standard. HHSRS
failures are classified as Priority One works and will be addressed at the earliest
opportunity.

As part of an ongoing strategy for meeting the HHSRS requirements, all property
officers involved in carrying out condition surveys of properties will be trained to identify
potential HHSRS failures. This will enable us to build up an accurate figure of how
many homes may be considered non-decent as a result of failure through HHSRS as
part of the ongoing condition surveys.

Asbestos in non-housing stock

The Council conducts surveys and sampling, and manages asbestos-containing
materials in accordance with the Councils’ Management and Control of Asbestos
Policy, and the Control of Asbestos Regulations 2012

Management surveys are undertaken to all non-domestic properties, which include
former sheltered housing schemes and communal areas to flats. This information is
held in an Asbestos Register together with an Asbestos Management Plan.

All high risk asbestos-containing materials are programmed for removal as they are
identified. Medium and low risk asbestos-containing materials are left in-situ, and are
only removed if the risk should change (e.g. they become damaged, or require removal
to enable repair or alteration work to be carried out).
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Asbestos in Housing Stock

The Council has a target of carrying out Asebestos Management surveys to 100% of
the housing stock; this should be achieved by April 2017, subject to access. This
enables the Council to identify asbestos-containing materials and to monitor their
condition in the surveyed properties. Where access is not obtained, this information
will be cloned for other properties of a similar type to provide records for all properties.

Contractors are made aware where asbestos-containing materials are located before
undertaking repairs or refurbishment work. If Refurbishment and Demolition Surveys
are required, these are undertaken prior to work commencing.
The Council’s Management and Control of Asbestos Policy sets out how the Council
identifies and manages asbestos for all council homes.o

An explanatory and advisory leaflet about asbestos has been sent to all tenants and
leaseholders. The Council has also issued all tenants with the details of known
asbestos-containing materials for their property. Tenants of properties that have been
‘cloned’ (as described above) have also been provided with information of the likely
location of asbestos-containing materials. All new tenants are provided with this
information as soon as practical after the property is occupied.

Legionella

The Council has a Water Hygiene & Control of Legionnaires Disease Policy for all
properties.p Risk assessments have been completed and are reviewed on a periodic
basis regarding the risk of Legionella to our former sheltered housing sites and other
sites with common stored water as required the HSE Approved Code of Practice L8.

o

https://www.n-kesteven.gov.uk/residents/housing/strategies-policies-and-service-standards/housingstrategies/
p
https://www.n-kesteven.gov.uk/residents/housing/strategies-policies-and-service-standards/housingstrategies/
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A contractor undertakes regular inspections and any remedial work that may be
required. The Council also carries out risk mitigation work by flushing hot and cold
water systems to void properties just before they are occupied.

Gas Installations

The Council has a Management of Domestic Gas Safety Policy that ensures the safety
of tenants in homes that contain a gas supply and associated appliances.q It is a
requirement under the Gas Regulations that landlords issue a Landlords Gas Safety
Certificate within 12 months to each property. There is a target to ensure that 100% of
certificates are renewed within this timescale.

The servicing of Gas Appliances is audited on the Council’s behalf by a third party
company. At present a 5% sample is checked to ensure compliance with legislation.
This can be increased or specific operatives targeted dependent on the findings of the
audit.

The policy contains a robust process to take action against tenants who do not allow
our contractor access to service appliances and check gas safety.

Electrical Installations

Periodic electrical safety inspections of the fixed wiring installations are undertaken at
periods of no more than five years, and based on condition. The next inspection date
is detailed on each certificate issued.

The contract for electrical safety inspection work is tendered when required. At the
time the inspections are carried out the emergency remedial work is undertaken in
conjunction with the inspection.

q

https://www.n-kesteven.gov.uk/residents/housing/strategies-policies-and-service-standards/housingstrategies/
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Smoke and Carbon Monoxide Detectors
Since 1st October 2015 there is now a statutory requirement in existing rented
dwellings to provide smoke and Carbon Monoxide Detectors (if required).r The Council
provides smoke detectors to all properties. In addition, Carbon Monoxide Detectors
are provided to all properties with either, gas, solid fuel or oil heating. Both types of
detector are inspected annually.

The programme of changing Carbon Monoxide Detectors to hard-wired rather than
battery powered has been completed. The Council has allowed for the full replacement
of both detectors on a rolling programme of ten years for smoke alarms and five years
for Carbon Monoxide Detectors.

Fire

In accordance with the Regulatory Reform (Fire Safety) Order 2005 the Council has
undertaken fire risk assessments of communal areas to flats and former sheltered
housing schemes.

The Fire Risk assessments are reviewed on a regular basis, or when physical changes
are made to the layout of a building and recorded on a register. Any physical work
required to mitigate the risks identified is undertaken and management processes put
in place.

Housing management officers carry out regular checks of the communal areas of flats,
and property services staff and the Housing Health and Safety Co-ordinator carry out
checks on former sheltered housing schemes, as well as planned fire evacuation
exercises.

As these inspections are completed they are recorded.

r

http://www.legislation.gov.uk/uksi/2015/1693/contents/made

Page 52 of 112

Estate and Common Part Risk Assessment Inspections

The Council has an Estates Policy; maintenance and housing management staff carry
out regular inspections of the estate areas, garage sites and other common parts of
our assets. An assessment is undertaken based on ensuring the Health and Safety of
tenants, residents and visitors to our estates.

Where high risks are identified, mitigating works are undertaken either through
Planned or Responsive repairs contracts.

5.9

Procurement

The housing capital and new build programmes are now projected to total in excess of
£234.4m over the life of the business plan. It is vitally important that the council
manages future procurement exercises effectively in order to ensure that social value
is demonstrated, value for money is obtained and that leaseholder contributions for
improvements to flat blocks are maximised.

The Council has robust contract procedures in place, contained in the constitution.
Procurement Lincolnshire provide procurement advice to ensure these are followed as
well as providing support for procurement under the OJEU (Official Journal of the
European Union) Directives.

A review of property services has been completed and a proposal developed to ensure
that the right structures, skills, resources and capacity are in place to manage future
procurement and contract management effectively. Additional resources to support
these aims have been included in the business plan.

5.10 Summary of Key Challenges
The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


Review the NK Homes Standard in line with identified savings;
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Establish a programme of environmental Estate Improvements;



Review the repairs service in line with our Local Offer;



Review the best use of garage sites and maximise income from garage rents;



Regeneration of the Newfield Road estate; and



Carry out stock condition surveys to assess condition, use and required
reinvestment over the next 30 years, especially roofs and non-traditional.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of
“Maintain and improve housing in NK” and “Provide high quality housing services in
NK”.
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6.

Provision of New Affordable Housing

6.1

North Kesteven Approach

The NK Plan sets the ambitious target of delivering 500 new homes over 10 years.
Following HRA self-financing and introduction of a ten year rent settlement, the Council
set out a programme to deliver this commitment. Following the Summer Budget in
July 2015 and the imposition of a 1% rent reduction for four years from 2016/17 to
2019/2020, the Council has had to reconsider this programme. As a result, the
Council’s housing new build programme will reduce and it is now envisaged that it will
focus on replacing properties lost to right to buy on a one for one basis. Currently sales
are forecast to average at 25 per annum. The provision of further new homes to allow
the 500 new home target to be met is being investigated through the formation of a
Council owned Housing Company.

Based on the current known HRA financial budget from 2016 onwards, the
replacement of right to buy properties is fully funded until 2023/24. After that point
replacement will be subject to finance available beyond that date.

HRA budget for the next four years
Year

2016/17

2017/18

2018/19

2019/20

£m

9.541

7.065

8.225

5.233

6.2

Context

The HRA self-financing debt settlement at the end of March 2012 allowed the Council
the opportunity to identify the budget capacity to aspire to deliver new council homes.
The move to self-financing increased the Council’s ability to invest in new affordable
homes. The Council has since become an active developer. As at November 2015,
the Council has delivered 132 new Council homes since 2010.
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This ambition for growth places the Council as a public sector leader in delivering
social housing. The Council’s organisational experience allows it to unlock public and
private land at a level which ensures financial viability for development.

Figure V: New Build delivery to date, compared to Right to Buy sales

6.3

Site acquisition

To date most new Council homes have been built on sites within Council ownership.
However, land in Council ownership suitable for the construction of new homes is now
in increasingly short supply. Alternative approaches are being applied to support the
new build programme and the Council has now successfully developed sites
purchased on the open market.
The following acquisition routes for adding new Council homes to the Council’s HRA
stock are being pursued:


The construction of properties on Council owned land allowing development
with no land purchase costs.



The construction of properties on land purchased by the Council for affordable
housing development, where combined land purchase and constructions costs
offer a reasonable financial return in line with average viability timescales and
projections.
Page 56 of 112



Through negotiation, the purchase of land and the construction of properties
carried out in partnership with developers, where this arrangement meets the
Council’s viability assessment.



The acquisition of properties through developers, under a commercial
agreement, or agreement under section 106 of the Town and County Planning
Act 1990. Again, this would be subject to reasonable financial return in line with
average viability timescales and projections, with properties constructed to the
NK Fabric First Plus standard, together with any additional requirements
required to satisfy the Right to Buy receipt exemption guidelines.



The Council considers opportunities for the buyback of former Council dwellings
sold under the Right to Buy, or open market sales which demonstrate financial
viability and are in areas of high demand. These opportunities will be considered
on a case by case basis.

6.4

New build property size, type and tenure

In accordance with the Central Lincolnshire Local Plan and the Affordable Housing
Supplementary Planning Document, the type of affordable housing to be built is based
on the characteristics of the site and the proposed development, viability, local factors
and overall need locally and across the district. To promote balanced communities,
larger schemes will tend to be developed with a variety of properties, to meet a range
of needs.

The Council continues to seek ways to drive down build costs through cost-effective
design options including a move towards a suite of standard house types, and the
ongoing exploration of offsite construction techniques. This approach may allow
scheme development to take place where it might not otherwise be viable.

6.5

Rents for new build

The Council will charge affordable rents when developing new build properties with
grant funding from the HCA. This is in line with the current Tenancy Policy. The
Council will also look to charge affordable rents when developing non-grant funded
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schemes, where the scheme meets the requirements of the HCA’s standards. The
affordable rent level will be up to 80% of the local market rent.

Where rent is charged at an affordable rent level, the difference between the target
rent for the property and the affordable rent will be set aside for investment in new
affordable Council homes.

6.6

Standards

The Council builds to its well-regarded Fabric First Plus standard which has been
developed in consultation with residents.

Specific NKDC Fabric First Plus requirements

The following will apply to the design of all new Council homes:


Good internal storage in line with Nationally Described Space Standard;



Provision of dining areas;



No shed provision, but consider external storage within main building storage
where possible;



Provide over bath showers;



Level floor wet rooms in all bungalows and ground floor flats;



Triple glazing to all windows throughout the property (a triple glazing standard
requirement is to be provided);



Simple to operate heating systems;



Mechanical heat recovery fans in both kitchen and bathroom;



No whole house mechanical ventilation heat recovery;



Highly efficient Band A condensing gas boilers where gas is available;



Where no mains gas is available, a heating source will be provided that will seek
to provide the occupants with heating systems that aim to achieve low running
costs, for example, air source heat pumps;



No water butts;



Seeded, not turfed lawns;



Plastic pipework acceptable if a saving over copper can be made;
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Fencing costs to be kept to a minimum; and



Photo voltaic panel(s) considered on a case by case basis.

6.7

Governance

Developable sites, opportunities for schemes purchased through section 106, or
develop and construct acquisition routes are identified and reported by the New Build
Project Officer.

A system of governance exists to ensure each scheme receives full financial and nonfinancial appraisal, based on the following factors:


Size – Larger sites of 5 or more properties are prioritised;



Demand in area – Preference for areas of high housing demand;



Deliverability – Can site constraints be realistically mitigated?;



Viability – Will investment be paid back within the viability average?;



Planning advice – Is pre-planning advice supportive?; and



Availability of budget.

This new build governance system can be summarised as shown in the chart below:

Figure VI: New Build governance system
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The Development Schemes Meeting (DSM) acts as the programme board for the new
build programme. Programme management is undertaken using the process shown
above to manage opportunities through to approval stage. The DSM also provides a
monthly programme report and risk register for review by the Corporate Management
Team.

Within this governance structure, local ward Members and the parish or town council
are informed of any proposed schemes immediately prior to a report being presented
for Executive Board approval. Should a scheme enter the new build programme,
further consultation may be undertaken, with opportunities for objection forming part
of the planning process.

The progress of programmed schemes under development and on site is also
managed through the DSM.

6.8

Quality Assurance

The Council has developed a quality assurance process that builds directly on
experience gained during scheme delivery. This comprises:

Processes and pro formas
A set of standard processes and pro formas have been developed for use throughout
the new build development processes.

Constraints mapping process and checklist
This takes the form of a substantial check list of potential constraints against which
each new site is investigated. This ensures that a greater certainty of deliverability and
cost can be reached as early as possible in the development process.

Scheme development checklist
This checklist identifies all the steps and processes required to take a scheme from
inception to completion. This forms the basis of scheme reporting and ensures that all
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the necessary stages of development of a site are fully considered, carried out and
recorded.

Risk register
The Council is currently reviewing the new build scheme risk register so that it better
quantifies risk to delivery, safety and costs.

6.9

Summary of Key Challenges

The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


To build enough homes each year to replace the number lost through Right to Buy;



Ensure we have a land supply to meet our new build programme;



Ensure properties meet local housing need and are affordable to local residents;



Deliver the Council’s new build programme; and



Investigate the possibility of a Housing Company outside of the HRA.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of
“Increase the Supply of housing in NK”.
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7.

Maintaining Performance and Service Delivery

Under the Homes and Community Agency’s regulatory framework, the onus rests with
the Council to ensure that standards are met. Within this context, the Council’s
framework for managing and scrutinising performance and maintaining service
standards is particularly important.

7.1

Performance Management

The Corporate Performance Management Framework

The Housing and Property service operates within the corporate performance
management framework, which enables the council to determine and monitor the
achievement of its strategic objectives.

Figure VII: The Performance Management Framework

NK Plan

Key
programmes
and projects

Performance
Indicators,
surveys,
consultations
Housemark
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and annual
performance
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Housing & Property Performance Indicators (PIs)

The Housing and Property service has developed a suite of Performance Indicators
(PIs) to monitor services against its own targets, and to provide customers with
information on how our services are performing. These indicators are monitored by the
Departmental Management Team on a monthly basis, with key indicators reported to
the Corporate Management Team, Executive Board and Council.

The Council uses Housemark to benchmark its performance against other landlords,
and the Value for Money (VFM) scorecard (see figure IX below) allows us to see a
snapshot of the key indicators. The scorecard shows that we provide value for money
in all areas of the service. Our performance also compares very well to other councils,
with indicators relating to rent collection, repairs, new build and ASB sitting within in
the top 10 performers. Compared to the previous year, costs have remained roughly
the same in all areas except lettings which has marginally increased, whilst
performance has improved in repairs and tenancy management. All areas remain in
the low cost quartile and cost increases were attributable to Choice Based Lettings,
the End of Tenancy Incentive Scheme and new tenant welcome packs. However,
costs will be monitored to ensure we remain in the low cost quartile.

FIGURE VIII: Housemark Value for Money Scorecard
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Service Reviews

Targeted service reviews are undertaken, to identify areas for improvement and
actions required to implement change. Recent and ongoing reviews can be
summarised as follows:


A review of the ASB service against Housemark’s ASB accreditation;



The Tenants Investigating Services has completed reviews of the void standards
and tenants’ own home improvements;



A peer review was undertaken of the housing service; and



A programme of current reviews includes customer service, repairs and voids.

7.2

Customer Feedback

The Customer Complaints System

As part of our commitment to deliver customer-focused services and to continue to
make improvements, the council uses customer complaints and feedback to review
service quality and learn from mistakes. An analysis of customer feedback relating to
the Housing and Property service shows the following:

Complaints

2014/15

Total complaints and 30 complaints and appeals

2013/14
30

appeals
Not upheld

17 of these were decisions made in line with NK 11
policies, and 2 cases where there was
insufficient evidence

Partially upheld

5 all of these were a partial service failure

10

Fully upheld

8 these were service failures and lessons have 5
been learnt
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Lincs

Homefinder 1

3

appeals



In comparing the figures to the previous year, 60% of complaints were upheld
compared to only 20% the year before;



27% of complaints were upheld, 16% partially upheld and 57% not upheld
compared to 17% of complaints upheld, 33% partially upheld and 37% not upheld
the year before; and



There were 4 appeals against decisions made regarding housing allocations over
the last 2 years.

Lessons learned from complaints received showed us that:


Where complaints were not upheld, the problem was often due to the
complainant being unaware of the policies in place; we therefore need to raise
awareness of policies, rights and responsibilities;
o A regular “rights and responsibilities” article will now feature in every At
Home magazine;



There is a need to review the ability of officers to offer compensation if the
Council has clearly made a mistake or failed to deliver to standards set out;
o The Council is working towards a new compensation policy which will set
clear guidelines to officers for compensation to be made quickly where
necessary;



We must endeavour to ensure that work is completed in timely fashion;
complaints are often to do with lack of or delayed communication between
officers and or sections, or between contractors and the Council;
o Customer service is being investigated through the ‘Back to Basics’
working group.

The table below shows which service areas we received complaints about in 2014/15:

Service Area

No. of Complaints Received

Property (inc. repairs)

13

Tenancy

10
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Anti-Social Behaviour

4

Housing Needs

1

Tenant Participation

1

Customer Satisfaction

We gather information on the level of satisfaction customers experience when
accessing our services to report on performance indicators, to monitor contracts and
to identify areas of the service which require improvement. In addition, the ‘Survey of
Tenants and Residents’ (STAR Survey) is carried out annually to assess levels of
customer satisfaction, and benchmark our services to ensure value for money against
other landlords. For results over the past four years see below:

Headline STAR Survey Results
STAR measure
The overall service provided by North

2015/16 2014/15 2013/14 2012/13
92%

87%

92%

92%

The overall quality of your home

92%

87%

90%

88%

Your neighbourhood as a place to live

94%

92%

93%

93%

That your rent provides value for money

93%

88%

91%

88%

87%

80%

83%

82%

90%

84%

90%

87%

82%

74%

78%

74%

Kesteven District Council

That your service charges provide value
for money
The way North Kesteven District Council
deals with repairs and maintenance
That North Kesteven District Council
listens to your views and acts upon them

7.3

Scrutiny Arrangements

North Kesteven District Council has three Overview and Scrutiny Panels, one of which
covers housing and property. The Panel scrutinises decisions made by committees,
acts as a critical friend, reviews current and emerging policies and challenges our
performance.
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North Kesteven also has a tenant’s scrutiny panel called ‘Tenant Investigating
Services.’ The group works to make sure that the Council is meeting the standards set
by tenants to ensure the best quality service, and to make recommendations for
improvements in the quality of Housing & Property services for tenants. The group
chooses a topic to investigate and focus on the things that matter most, in order to
make a real difference to tenants. The findings and recommendations are reported to
the Departmental Management Team.

7.4

Internal Audit

As part of the Councils Combined Assurance model, we work with managers, third
parties and internal audit to manage the risks from our operations. We work with
Assurance Lincolnshire to establish an assurance framework for risk management,
control and compliance.

7.5

Summary of Key Challenges

The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


To develop our approach to performance management to maintain and improve
our performance, and highlight areas for review to ensure continuous improvement;



To review tenant complaints and use them to improve service delivery; and



To maintain and improve tenant satisfaction levels.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of “Provide
high quality housing services in NK”.
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8.

Equality and Diversity in the Provision of Housing and
Property Services

8.1

The Corporate Approach to Equality and Diversity

North Kesteven District Council is committed to providing services which embrace
diversity and promote equality of opportunity. As an employer, the Council is
committed to ensuring equality and valuing diversity within its workforce. The Council
will not tolerate any discrimination, directly or indirectly.

Equality and Diversity Policy

A set of equality objectives for the Council were established in 2009 to meet the needs
of the local government equality framework assessment.s These have been refined to
relate them North Kesteven and the new public sector equality duty:


Know the diversity of our community and understand its need;



Show leadership and commitment in promoting equality and challenging
inequality;



Work in partnership with public, private, voluntary and community organisations to
reduce the equality gaps and improve lives;



Actively engage our community to participate in decision making processes to
improve the services we provide;



Provide services that meet the needs of the diversity of the community and are
accessible to all; and



Have a workforce where everyone is treated equally with dignity and respect.

s

https://www.n-kesteven.gov.uk/your-council/facts-and-figures-about-the-council/equality-anddiversity/equality-and-diversity-policy/
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Equality Impact Assessments

All strategies and policies require an Equality Impact Assessment to be completed in
order to identify any effects decisions may have on communities and groups within the
district. Plans are then made to minimise the effects if any are identified.

8.2

Diversity Profile of Council Tenants

We regularly analyse the profile of our customers to produce an Equality and Diversity
Statement and to ensure that we treat all our customers fairly and equally. t Of the 30
complaints received about the Housing and Property service in 2014/15, none related
to the “protected equality characteristics”.
Breakdown of our tenant’s equality and diversity information

Gender

Age

Ethnicity

Male

Female

18-24

25-64

65+

BME

43%

57%

2%

47%

51%

0.2%

NonBME
98.8%

To ensure we are allocating our properties fairly we match the information we hold
about Lincs Homefinder applicants against those we have allocated properties to.

Gender
Male

Female

Age
18-24

25-64

Ethnicity
65+

BME

Non BME

Lincs Homefinder

39%

61%

8%

66%

26%

99.8%

0.2%

Allocations

40%

60%

12%

60%

28%

98.7%

1.3%

t

https://www.n-kesteven.gov.uk/residents/housing/strategies-policies-and-service-standards/equality-anddiversity-statement/
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Please note these figures are based on the lead applicant so may not be truly
representative.

8.3

Summary of Key Challenges

The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


To engage with younger tenants to identify why satisfaction rates are low and
produce an action plan to improve satisfaction rates;



Continue to review the information we hold on customers and investigate new
methods for everyday communication in order to communicate with tenants by their
preferred method;



To engage with a wider audience and use positive practices to encourage more
diversity within our consultation groups; and



Respond to our tenants’ feedback to ensure our services continue to meet their
needs and satisfaction.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of “Provide
high quality housing services in NK”.
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9.

Rent and service charge setting policy

9.1

Background

In 2002 the Government introduced a policy of rent convergence under which, over a
ten year period, rents in social housing (local authority and housing association owned
stock) were to be brought into alignment.

A rent formula was established with actual rents moving towards a national formula
rent which took account of values of properties and local earnings relative to national
earnings and the size of the property. These formula rents were increased each year
by the Retail Prices Index (RPI) + 0.5%. An aim of this formula based approach was
to ensure that similar rents are charged for similar properties in the same area.

In 2010, the Coalition Government continued this rent setting process with (initially) a
revised target convergence date for local authorities of 2015-16, subject to a maximum
annual rent rise for an individual tenant of RPI + 0.5% + £2 per week.

Under HRA self-financing, the level of debt assigned to the council was calculated on
the assumption that rents would increase in line with the government’s convergence
formula offset against annual number of Right to Buys (RTBs) reducing stock numbers.
Rent projections built into the council’s original HRA Business Plan Financial Plan were
based on the guidance at that time.
At the 2010 Spending Review, the Government also introduced “affordable rent”,
allowing landlords to let properties at affordable rent (up to 80 per cent of local market
rent) where they have in place an agreement with the HCA or the DCLG (for new
housing under the Right to Buy replacement policy) to provide new affordable housing.
Under the agreement the difference between affordable rents and social rents MUST
be transferred to a ‘New Build’ reserve to part fund future replacement social dwellings.
In May 2014, the DCLG issued ‘Guidance on rents for social housing’. This document
set out the Government’s revised rent setting policy at the time. Key principles of the
new policy were:
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Rent convergence for local authority and housing association properties no longer
applied;



Social housing properties let by local authorities would have their rents typically set
on a social rent basis, based on the government’s formula;



Exceptions to this were properties let on affordable rent terms;



From 2015/16 to 2024/25, the rent uplift for each year would be the Consumer Price
Index (CPI) at September of the previous year plus 1.0% (i.e. no longer the RPI at
September of the previous year plus 0.5%);



From 2015-16 onwards, rent caps should increase annually by CPI (at September
of the previous year) + 1% (formerly they increased by RPI plus 0.5%);



Some properties would not have reached the formula rent by April 2015; where this
is the case, the government expects authorities to adhere to the limit on rent
changes, but to move the rent up to formula rent where the property is re-let
following vacancy;



An element of flexibility was introduced, to enable the council to increase rents
beyond CPI+1%, subject to members agreeing specific development / investment
proposals within the HRA Business Plan; and



The Government’s formula rent will be applied to new build properties.

9.2

Revised national policy on rents for social housing

During the summer Budget 2015, the Chancellor announced that rents in social
housing would be reduced by 1% a year for four years from 2016 to 2020, resulting in
a 12% reduction in average rents by 2020/21. The measure is forecast to save £1.4bn
by 2020-21, primarily in reduced Housing Benefit expenditure. Around 1.2m tenants
not in receipt of Housing Benefit in the social rented sector are expected to benefit by
£700 per year (current prices). Beyond 2020/21 it is anticipated that rent setting will
revert to the CPI + 1% as a maximum annual increase, however, this has not been
confirmed by central government.

The Office for Budget Responsibility (OBR) is predicting a reduction in housing
investment as a result of the policy which will be implemented by measures contained
in the Welfare Reform and Work Bill (currently progressing through Parliament).
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9.3

The council’s approach to rent and service charge setting

The council has adopted the following principles to guide its rent setting policy:


Rents to be set at a level that ensures that the Council can meet its landlord
obligations to tenants by delivering good quality services, continuing to maintain
stock to the adopted high modern standard (including investment to reduce fuel
poverty), providing new social housing to rent and delivering a financially viable
Housing Revenue Account over the longer term.



Any service charges to be set annually and aim to recover the costs incurred in
providing the services. The Council will consult with tenants and leaseholders
regarding the setting of service charges, including what services are provided and
why charges are incurred.



The council will provide tenants and leaseholders with clear information that
explains how rents and service charges are set and, if applicable, what changes
have been included.



Where possible, guidance will be given to those tenants who have difficulty in
managing their finances, ensuring income is maximised and debts are kept to a
minimum.

Annual Rent Increases

Rent increases are determined by Full Council in January/February each year, as an
integral part of the HRA budget-setting process.


In setting the rent, account must be taken of the need to balance any change in
rent charged with the potential financial impact on customers;



Account must also be taken of the need to maintain a viable HRA whilst ensuring
rents and service charges are comparable with those for the social housing sector;



In the first instance the council will levy an annual rent increase using the formula
rent calculation;



Beyond this, on an annual basis, and once the level of any surpluses within the
HRA Business Plan are determined, Members will decide how to use this surplus,
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for example to invest in improvements to housing assets or service provision, to
accelerate debt repayments or a combination of these;


The Government’s formula rent will be applied to new build properties.

It should be noted that further recommendations set out by the DCLG, namely to
charge target rent for those earning more than £60,000, were not adopted.

As set out previously, the Council is projecting a reduction in income of £68.8m over
the next 30 years as a result of the new policy to reduce rents compared to the previous
year’s rental income projections. The HRA Business Plan financial model has been
reworked to take account of the deficit (see chapter 10).

New Homes

Rents for new social housing, or where adaptations or extensions have resulted in a
property being increased in size, will be set in accordance with the government’s
formula rent.

The council currently sets rents for new homes on an affordable rent basis. The
difference between affordable rents and social rents MUST be transferred to a ‘New
Build’ reserve to part fund future replacement social dwellings

Service Charges

Service charges for tenants and leaseholders are reviewed on an annual basis. The
council’s policy aims to ensure that service charges are set based on the actual costs
of the services provided and that the method of calculation is transparent and can be
easily understood. Where appropriate, the council will set service charges by taking
into account the following factors:


The full cost of the service provided;



Value for money benchmarking, and market testing service costs against those
provided by neighbouring landlords;
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A provision for the maintenance and replacement of equipment used in the supply
of services; and



Financial viability for the landlord.

Leaseholder service charges are reviewed annually, with estimated service charges
being sent out in spring and the actual charges being sent out in autumn. These are
based on the actual costs and reviewed regularly.

9.4

Summary of Key Challenges

The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


Mitigate the impact of the 1% rent reduction;



Assess the impact of further rent reductions;



Ensure service charges provide value for money; and



Maximise rental and service charge income to maintain excellent services.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of “Provide
high quality housing services in NK”.
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10. HRA Financial Plan
10.1 Introduction
Self-financing was implemented nationally in April 2012 and involved a one-off
financial settlement with central government in return for the ability to retain and control
all rental income. The council’s net debt settlement was agreed at £56.867 million.
Under self-financing, the council has the ability to use surplus rental income to invest
in the existing housing stock and service improvements and to build additional council
housing.
The Council’s current 30-year business plan financial model (the ‘HRA Financial Plan’)
was prepared in the lead up to the implementation of self-financing and includes all
revenue and capital income and expenditure associated with the HRA over a 30 year
period along with debt repayments. The HRA Financial Plan requires continual
updating on the basis of the changes to levels of Right to Buy (RTB) sales, future
inflation, in-year budget amendments, changes to investment levels and interest on
balances. It also needs updating in the light of changes to national housing policy,
such as the Government’s recent policy announcement to introduce social rent
reductions of 1% per year for four years starting April 2016.

10.2 Key Principles
The following key principles underpin the HRA Financial Plan:


The plan supports the council’s key housing objectives for managing its stock,
delivering housing services and investing in new social rented homes;



The replacement of dwelling components maintains the useful life of each dwelling,
and ensures NKs adopted dwelling standards are adhered to;



To build new dwellings to meet the social housing waiting list, and aim to at least
replace the number of dwellings that are expected to be disposed of under the
Right to Buy legislation;



Right to Buy receipts are fully utilised in the Housing Capital Programme; to ensure
that no receipts are returned to the government, and are used to part fund the
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Housing Capital Programme thus reducing the amount required to fund the
programme from borrowing;


Rents will be set in adherence to central government policy and statute;



The treasury management objective is that borrowing take up is affordable,
sustainable and prudent, ensuring that both revenue and capital objectives are met
by effective cash management with a risk averse approach;



As repayments are made from the principal of the initial borrowing undertaken, the
borrowing headroom will be recycled either for capital investment purposes (major
works to existing stock), or new build programmes where affordable;



Sufficient reserves and balances will be maintained to enable the council to
maintain its financial standing and to ensure financial sustainability throughout the
life of the plan; and



Wherever possible, external grants are sought to part fund new build dwellings (e.g.
HCA grants for Affordable Housing).

10.3 Underlying assumptions
The underlying assumptions within the revised plan are summarised below.

Housing Revenue Account Key Assumptions
2016/17

2017/18

2018/19

2019/20

2020/21

1%

2%

2%

3%

3%

repairs 4%

4%

4%

4%

4%

Cost of living award
Inflation rate applied to capital
components

and

contract
Rent increase

-1%

-1%

-1%

-1%

3%

No. of Right to Buy sales

25

25

25

25

25
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Rents

Following the Summer Budget 2015, the Council has projected that over the four year
period 2016/17 to 2019/2020, it will receive £5.2m less in rental income than previously
forecast and a total of £68.88m less over the lifetime of the 30 year Plan.

The revised plan assumes that from year 5 (2020/2021), social rent setting policy will
revert to CPI + 1%. For the purposes of the Plan, it is assumed that CPI will be 2%,
giving a rent increase of 3%. However, a number of sensitivities need to be factored
in when forecasting the level of rent increases after April 2020:


Whether government will revert to the CPI + 1% formula after four years and if so,
consideration must be given to the assumed level of CPI;



Whether the flexibility to set rents at 5% above formula rent (10% for supported
and sheltered housing) will continue, and if so, how this should be applied;



Whether government will continue with a policy of rent reductions beyond year four;
or



Whether government will consider an alternative rent setting policy.

Other charges

The council makes other charges to tenants and leaseholders, including rents for
council garages. Estimated of the income from these charges have been included in
the 30 year projection.

Inflation

The Retail Price Index (RPI) is assumed to be 2.4% in the Business Plan but not all
costs are uplifted by RPI or CPI. Building costs inflationary uplift is assumed to be 4%,
based on the Building Cost Information Service (BCIS) indices and historic trends.
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Right to Buy Sales

Right to Buy (RTB) sales are assumed to be at 25 per year from 2016/17. In the
financial year 2014/15 a total of 18 council properties were sold through RTB. Of the
£1,913,500 market value of the properties sold, the Council received £1,014,320 after
the discount was awarded to purchasing tenants. The Council pooled £402,128 to
central government (including mortgage pooling) and retained £616,956 for investment
within the housing capital programme. Below is the analysis of the financial impact of
the Right to Buy sales over the last six years. An indicative rent loss figure for 25
properties would be £110,500 a year (based on an indicative rent of £85 per week over
52 weeks).

Figure IX

Financial impact of Right to Buy sales

Housing capital programme

A provisional housing capital programme from 2016/17 of £234.4 million will be
delivered over 30 years (at future years’ prices), to address the key asset management
challenges identified within the HRA Business Plan. The programme can be seen at
Appendix 3.
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Of this, £192m will be stock improvements and enhancements, and £48.2m investment
in new affordable housing and refurbishments.

New Build Programme

The updated Business Plan has a 30 year new build programme that will provide the
capacity to deliver an estimated 250 new affordable homes over the first ten years and
potentially 550 new homes over the 30-year period of the plan, as referred to in chapter
6. This will enable the Council to aspire to meet the Government’s requirements of
the one for one replacement programme. It is the aim of the Council to deliver
additional affordable housing outside the HRA through a Housing Company as part of
a mixed tenure delivery plan.

Treasury Management

The Council took out on additional debt of £56.867million as part of the self-financing
deal with Government. The loan to repay the debt has been taken through the Public
Works Loans Board (PWLB) as the Treasury has offered advantageous rates for this
type of loan at 3.03% per annum. The loan will be paid back using ‘equal instalments
of principal’ (EIP) over the agreed term. This means that the repayments, including
interest, will be higher in the early years before reducing towards the end of the term.
This represents the cheapest option for the HRA over the lifetime of the plan and
provides scope in future years to borrow further amounts in order to improve the
housing stock or create new dwellings.

Use of additional headroom

Under the self-financing package, the Government set a borrowing cap of £80.07m,
this is a ceiling on the amount that the Council can borrow in the future for housing
purposes. This ceiling left the Council with available “headroom” of £9.6million after
self-financing debt was taken up. This headroom was taken up in order to fund a
backlog of component replacements in 2013/14 and 2014/15.
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Investment priorities

The 30 year financial projections have been based around a number of principles,
which will be used to consider further investment proposals over the life time of this
Plan:


The guiding principle is to invest funds to:
-

Improve and Enhance the quality of existing properties to at least the NK
homes standard;



-

Build new houses for rent through the housing service; and

-

Respond to the service needs and aspirations of customers.

Funding will be allocated to meet the priorities set out in this document where
possible;



Any changes to priorities will be subject to consultation with HRA tenants;



Further investment of sums greater than £50,000 (not already included in the 30
year projections) will be subject to the development of a business case to be
considered by the Tenant Liaison Panel and approved by Executive Board; and



Investment decisions will be taken in the long term interest of the service and will
be fundable within 30 year forecasts without detrimentally impacting on priorities for
the service.

10.4 Sensitivities
There are a number of sensitivities that can be run to test the base HRA Financial Plan
model and to assess the impact of variations in, for example:


Rent and service charge increases;



Bad debts and voids;



Inflation;



RTB sales; and



Future major repairs costs.
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Sensitivity testing is undertaken as part of the annual budget setting and HRA Medium
Term Financial Strategy review processes and outcomes are used to inform the 30year HRA Financial Plan model.

The September 2015 CPI was -0.1%, this will not have an impact on 2016/17 rent
setting as in previous years, due to the Summer Budget 2015 statement of 1%
reductions in rent for each of the next four years. From year 5 onwards (2020/21), it
is currently assumed that we will revert to CPI (as at September in the year prior to the
setting of the budget) + 1% as a maximum allowable increase under statute.

The impact of these rental decreases has been worked through financial models and
savings and re-profiling of budgets have resulted in effective HRA financial planning
with balanced budgets being set over the term of the business plan. The business
remains sustainable and affordable. The chart below shows the cumulative impact
over 30 years of the Chancellor’s announcement to reduce rents by 1% per year for
four years (2016/17 to 2019/20).

Figure X: Cumulative reduction in rental income over 30 year period following
the Summer Budget 2015
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If rent reduction is extended (% of reduction and/or term of reduction), the Council
would have to undertake another in-depth review of the HRA services it provides to
assess the impact. This would include:


The level of service delivered e.g. standard/basic instead of gold plated/high
quality service currently provided;



Review the useful life of components for the current housing stock. This may
save costs short to medium term but would mean the stock would not be held
at the same current high standard in the long-term due to reduced investment.
This would need to include a rethink of replacement basis – the balance
between useful life and condition;



The new build programme would be further curtailed if not removed
totally. Further increases to 1% rent reduction and / or increase from the 4 year
period would result in an even greater reduction of rental income that funds the
contribution to the major repairs reserve (MRR), that then funds component
replacement and new build activity; and



Ultimately, the Council must ‘cut its cloth accordingly’, making tougher decisions
with even less spending capacity, as income would be an even more scarce
resource.

Future investment will also be informed by the condition of the housing stock. As part
of its plans, the council will survey 100% of its stock by 2020 to ensure that all stock
condition data is up to date and accurate. If, after completion of the surveys, the
condition of the stock is better than currently anticipated then the level of investment
required in components may be less than previously thought, component replacement
budgets could be transferred to new build and land acquisition budgets to replace
those lost through RTB and also enabling delivery against the housing waiting list.

If the condition of the stock proves to be worse than anticipated, the Council will need
to prioritise between its investment and expenditure options with a balance having to
be struck between investing in existing and new homes and greater scrutiny of service
provision through in depth service reviews.
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With regard to inflationary assumptions, it must be noted that all management,
maintenance and capital expenditure is forecast to increase by specific inflation
factors, most notably the BCIS inflationary uplifts are applied on repairs and
maintenance budgets and component replacements in the capital programme.

Any real increases above these provisions would therefore have to be met by efficiency
savings, reductions in planned service enhancements, or by scaling back the capital
programme.

Assumptions built into the HRA Financial Plan in respect of RTB have been updated
to reflect the sales the council is currently experiencing, following the government
increasing the RTB discount. An increase in sales above the anticipated levels would
have a detrimental impact on the rental income receivable over the life of the 30-year
plan, whilst a decrease in sales and associated RTB receipts would improve the
council’s ability to fund the proposed affordable homes programme.

10.5 Financial Risk
The move to self-financing has significantly altered the risk profile in HRA Financial
Plans and for the council’s Housing & Property service.

The Council is not at risk of fluctuations in interest rates on any currently contracted
debt as the Council only holds fixed rate loans. Any variation in base rates will not
impact on the Council’s finances for loans taken up to date.

The Council undertakes stress testing and sensitivity analysis on major income and
expenditure budgets, to ensure it is in a position to react to deviations in expected
budgetary outcomes.

An HRA Business Plan risk register has been developed, which combines key servicebased and financial risks associated with the Plan (see Chapter 11).
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10.6 Summary of Key Challenges
The key challenges arising from the Business Plan analysis set out in this chapter can
be summarised as follows:


Revise the business plan in line with any changes to the financial market (e.g.
inflation, interest rates);



Revise the business plan in line with changes in national housing policy and
business needs;



Continue to minimise risks through stress testing, to ensure we are in a position to
react to deviation in expected budgetary outcomes; and



Investigate the possibility of a housing company outside of the HRA.

Actions to tackle and address these challenges are picked up as part of the Action
Plan (Appendix 5) with specific actions set out under the NK Plan ambitions of “Provide
high quality housing services in NK”.
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11. Governance, Monitoring and Review
11.1 Governance Arrangements
The Council has a constitution that sets out how it operates, how decisions are made
and the procedures that are followed to ensure that these are efficient, transparent and
accountable to local people. All councillors meet together as ‘the Council’ to decide
overall policies and to set the budget each year. The Executive Board is the main
decision-making body of the council and its decisions must be made within the overall
budgetary and policy framework set by the Council. Decisions with regard to the HRA
Business Plan will be made in accordance with these constitutional arrangements. Any
significant changes to the plan require Executive approval.

The HRA Business Plan is developed, delivered and monitored within the context of
the Corporate Governance Framework. This framework comprises the systems and
processes and the culture and values by which the Council is directed and controlled,
and the activities through which it accounts to, engages with and leads its
communities. It enables the Council to monitor the achievement of its strategic
objectives, and to consider whether those objectives have led to the delivery of
appropriate services and Value for Money. The system of internal control is a
significant part of the framework and is designed to manage risk to a reasonable level.

11.2 Business Planning, Service Planning and Financial Planning
Cycles
The Council has in place an established annual financial and service planning cycle.
This sets the process for refreshing corporate priorities, aligning budgets, undertaking
corporate and service planning activities and reporting against progress, with ongoing
engagement with the community, partners and staff taking place throughout. The
monitoring and refreshing of the HRA Business Plan is integrated into this process and
the plans, performance indicators and risk assessments contained in the appendices
to this document will be updated accordingly.
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In future, the HRA Business Plan document and the 30-year Financial Plan that
underpins it will be reviewed and updated on an annual basis. The review process will
commence in August each year, with the final version being approved by Executive
Board the following January/February as part of the budget setting process.

11.3 HRA Business Plan Monitoring
It is important that progress on the Delivery Plan and achievements against
performance targets are monitored throughout the year. The Financial Plan and risks
associated with the HRA Business Plan must also be kept under review.

An officer led HRA Business Plan Implementation Group will be established to track
delivery of the Plan and to review the Financial Plan and HRA Business Plan risk
register on a regular basis. This group will provide progress reports to CMT every
quarter.

Any significant movements in the financial assumptions and budgets associated with
the HRA Business Plan will be dealt with through the council’s financial management
and reporting arrangements.

High level risks and associated mitigation plans identified through the reviews of the
HRA Business Plan risk register will be reported to CMT as part of the corporate
strategic risk review process.

The performance indicator suite is monitored on a monthly basis by the Housing and
Property DMT. A Scrutiny Panel also monitors these indicators every quarter and can
report concerns about performance to CMT.

11.4 Risk Management
A risk is a future event (or series of events) which has the potential to impact on the
Council’s objectives, either at strategic or service level. Risk management is a
systematic process whereby organisations identify, evaluate, respond to and monitor

Page 87 of 112

the risks attached to their activities. The Council’s Risk Management Strategy sets out
the overall approach taken by the organisation.u

11.4.1 The HRA Business Plan Risk Register

A risk register has been produced to assess the risks associated with factors and
activities relating to this business plan. The risk register will continue to be monitored,
updated and evaluated to ensure the housing and property service is able to mitigate
the impact of future risk. The register can be found at Appendix 4.

u

https://www.n-kesteven.gov.uk/your-council/how-the-council-works/key-plans-strategies-andpolicies/policies/enforcement/
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APPENDIX 4: HRA BUSINESS PLAN RISK REGISTER

Date of Production
Risk
Financial Risks
1 Inflation

Interest Rates on New
Loans

January 2016

HRA BUSINESS
PLAN

Creative and Aware. This means that the Council
wishes to be able to take calculated risks to seize
opportunity and work in an innovative way to achieve
success.

Risk Assessment

Risk Controls

Consequences
The differential between cost and
income inflation is higher than
assumed in the HRA business
plan
The Corporate Finance Team
have identified the probable
increase in borrowing costs have
been forecast at a higher
borrowing rate with a resulting
cash flow included in the budgets
for the 30 year HRA - Existing
loans have been managed by
fixing the interest rate therefore
any future variations on the base
rate made by the Bank of
England or adjustments by
financial institutions will not
impact on the future Councils
cash flows

4 Medium Risk

Control Owner Review Date
Richard Hunt
Every 6
Michael Kelleher
months

Richard Hunt
Michael Kelleher

Every 6
months
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2

Market Risks

Actual building costs are
monitored on a monthly and
quarterly basis for budget setting
purposes where we forecast
budgets based on the plan and
inflate by 4% per annum
(compound according to the
BCIS Indexing to account for the
inflationary purposes. This
reflects the increase costs of
goods and services in the future.

4 Medium Risk

Richard Hunt
Michael Kelleher

Every 6
months

Extension of Right to Buy
to housing associations

Potential loss of high value voids
or government levy on councils
will reduce income further

High Risk

Michael Kelleher

Annually

High income tenants
(Pay to Stay)

Potential loss of stock through
increased Right to Buy sales if
tenants asked to pay higher rents
can purchase their homes with
lower mortgage repayments than
they would be paying in rent

Medium Risk

Michael Kelleher

Annually

Tenants and leaseholders
affected by welfare changes have
insufficient income to pay the rent
and/or service charges due on
the homes they currently occupy,
or prioritise their income on other
expenses. Also the Government
could assess or broaden the
Welfare Reform

4 Medium Risk

Andrew Cotton

Quarterly

Welfare Reform Impact
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3

Leaseholder Recharges

4 Wellbeing Service

In addition to the above the
potential increase demand for
limited turnover in council
housing stock due to welfare
reform impact on other social
housing tenants.

1 High Risk

Andrew Cotton

Quarterly

The Council has a sizeable
capital programme over the life of
the business plan and should
recharge leaseholders for their
share of the costs. Failure to
maximise recovery of these costs
could arise if statutory
consultation procedures are not
followed or leaseholders cannot
afford to pay
Although this service is not
funded by the HRA, the loss of
existing funding for this service
could result in the Service either

1 High Risk

Andrew Cotton

Annually

Fiona Jones

Quarterly

1 Low Risk
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continuing using the HRA funds
which is not accountable for in
the plan and therefore the
services within the HRA plan may
need redesigning or loss of the
Service altogether leaving
vulnerable customers within
North Kesteven. Currently
working with LCC to develop the
wellbeing service post March
2017 and hopefully devise an
acceptable tender
Potential increase in unsupported
vulnerable tenants at risk of
tenancy failure.
5

6

Rent Setting Policy

Addressing the Key
Asset Management
Challenges

Assumptions of Rent Setting
following the 4yr decrease.
Lack of certainty of the
Governments Rent Setting Policy
The HRA Business Plan is not
able to meet long term
investment needs and debt
repayment requirements, as a
result of the failure to address
poor performing HRA assets that
have a negative impact on the
plan over a 30 year period
Assumptions about the life span
of Major components and
potential accumulation of smaller
components

4 Medium Risk

Fiona Jones

Quarterly

4 Medium Risk

Andrew Cotton

Annually

4 Medium Risk

Andrew Cotton

Annually

4 Medium Risk

Mick Gadd

Annually

3 Medium Risk

Mick Gadd

Annually
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7

Procurement

Failure to procure effectively
results in increased costs,
contractor or leaseholder
challenge and/or major
programmes/projects/plans being
developed

8 Contract Management

9 Affordable Homes
Delivery

10

Capital Programme

11 Right to Buy Sales

Failure to deliver clear and
effective contract specification
and management means that
investment commitments are not
delivered
Failure to deliver affordable
homes through spend of the HRA
capital budget for new build
means that the business plan
delivery targets are not met and
the loss of stock and income
through the RTB is not offset by a
corresponding increase in stock
through new build
The above impact would cause
an increase in those on the
housing register.
Unable to continue to meet the
Councils adapted Decent Homes
property Standard and thus not
achieving the 30yr programme.
Further as yet unknown
incentives to tenants to exercise
the RTB result in RTB sales
being higher than anticipated in
the HRA business plan, without a
corresponding increase in stock

3 Medium Risk

Ian
Spreadborough

Quarterly

3 Medium Risk

Russell
Shortland

Every 6
months

2 Medium Risk

Russell
Shortland

Quarterly

3 Medium Risk

Tracy Aldrich

Quarterly

3 Medium Risk

Mick Gadd

Annually

Kay Dickinson
Andrew Cotton

Annually

1 Low Risk

Page 101 of 112

through acquisition and new build
and/or a compensating reduction
in capital and revenue
expenditure

12

13

Capacity to deliver
housing services and
programmes

Customer Satisfaction

14 Legislative Change
Impact

The above impact would cause
an increase in those on the
housing register.
Insufficient capacity to deliver
business as usual alongside HRA
Delivery Plan and Service Plan
projects i.e.
IT management systems –
Departments relying on different
systems for information

4 Medium Risk

Tracy
Aldrich

Annually

4 Medium Risk

Michael Kelleher

Annually

3 Medium Risk

Kay Dickinson

Annually

Staff retention and succession
planning
Failure to deliver and match
customer expectations leading to
customer dissatisfaction and
possible increase in voids and
long term voids, and increase in
length of time waiting on the
housing register.
Implications of new or amended
legislation/regulation are not
identified and acted on
Forced stock transfer

3 Medium Risk

Michael Kelleher

Annually

Kay Dickinson
Jemma Munton

Annually

3 Medium Risk

Michael Kelleher

Annually

2 Low Risk

Michael Kelleher

Annually

End of life time tenancies leading
to increased turnover of legal
activities

2 Low Risk

Andrew Cotton

Annually
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15

Self-financing Regime

The HRA debt settlement could
be re-opened by the Government

2 Low Risk

Michael Kelleher
Richard Hunt

Annually

16

Demographics

Age and disability profile of
customer base requiring different
property
types/adaptations/locations than
accounted for.
The contract review of the repairs
service does not meet the needs
of service users and does not
represent value for money, or
does not meet the terms of
contract

3 Medium Risk

Kay Dickinson
Jemma Munton

Annually

2

Ian
Spreadborough
Paula Robinson

Annually

Risk of only having one
contractor to deliver the service
could lead to no service available

3

Paual Robinson

Annually

The user led demand for this
service could impact on the level
of financial support required
through the HRA which would
impact on funding elsewhere
within the budget headings over
the time of the 30yr program.

4 Medium Risk

Ian
Spreadborough

Annually

17 Review of the repairs
service

18 Disabled Adaptations
(HRA)

Low Risk
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19 Increase in number of
homeless households

We have seen an increase in
homeless applicants and
households seeking prevention
advice, and if this continues this
could put on strain on resources.

3 Medium Risk

Tracy Aldrich

Annually
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APPENDIX 5: HOUSING DELIVERY ACTION PLAN 2016-2021:

Action

Owner

Links to challenges, priorities
and customer expectation

By when

Progress

Business Plan Priority 1: Increase the supply of housing in NK
Service Objective 1: Increase the supply of, and improve the mix of housing in NK
Philof,
Roberts
Section
10 of
- Priority
of in NK
July 2016
Investigate
the possibility
of a the supply
Service Objective
1: Increase
and improve
the mix
housing
investing in new homes to
housing company outside of the
Service Objective 1: Increase the supply of, and improve
mix ofhousing
housing in NK
meet thethe
districts
HRA
need
Michael Kelleher Section 4 – Priority to meet the
Ongoing
To meet the demand for housing
need on the Councils housing
subject to
and ensure properties are
register
and
include
specific
annual
review
affordable and meet tenants needs
needs groups
To ensure our housing stock meets Michael Kelleher Section 3 – Priority to ensure March 2019
the housing stock meets the
the needs of an ageing population
needs of older and vulnerable
and those in areas of deprivation
residents
have access to housing
To ensure the housing service is
responsive to those who live in
isolated towns and villages
throughout the district

Michael Kelleher Section 3 – Rural isolation is
Ongoing
an issue for some residents
subject to
preventing them accessing annual review
services

Service Objective 2: Secure sites and build more Council properties
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Deliver the Councils new build
programme

Russ Shortland Section 6 - The NK Plan sets
Ongoing
the ambitious target of
subject to
delivering 500 new homes over annual review
10 years.

To build enough homes each year to Russ Shortland Section 6 - Council’s housing
Ongoing
replace the number lost through
new build programme will focus subject to
Right to Buy
on replacing lost properties on annual review
a one for one basis
Identify land to ensure a continuous Russ Shortland Section 6 - Alternative
building programme to replace
approaches are being applied
homes lost through Right to Buy
to support the new build
programme

Ongoing
subject to
annual review

Business Plan Priority 2: Maintain and improve housing in NK
Service Objective 3: Ensure all Council properties meet the NK decent homes standard
Review the NK Homes Standard in
line with identified savings

Mick Gadd

Section 5 - This could achieve
a saving by only replacing
components nearer to the time
of failing. The challenge will be
assessing the condition both
correctly and consistently.

December
2017

Provide a responsive maintenance
service that responds to the needs
of tenants and unplanned failures in
the properties. Benchmark against
sector leaders

Paula
Robinson

Section 5 – to provide a
customer focussed responsive
repairs service, which achieves
high levels of performance,
satisfaction and value for
money.

Ongoing
subject to
annual
review
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Provide an efficient and effective
voids repairs service and review
voids standards

Paula
Robinson

Andrew Cotton
Establish a programme of
environmental estate Improvements
aimed at improving car parking,
fencing, lighting and safety on
estates.

Section 5 - to make void March 2017
properties available for letting
as quickly as possible,
minimising rent loss and
maximising
the
housing
available
Section 5 - it is important that
the Council consider providing
a decent environment for
tenants in the form of estate
improvements

October
2016

Carry out stock condition surveys to
assess condition, use and required
reinvestment over the next 30
years, especially roofs and nontraditional.

Mick Gadd

Section 5 - Robust stock
condition information provides
the information to produce
programmes of investment to
appropriately maintain the
stock in good condition.

March 2019

Investigate and consider alternative
forms of heating to replace electric.

Mick Gadd

Section 4 -Heating by electric
storage heaters has been
raised consistently by tenants
as being both expensive and
lacking control of heat output.

March 2019
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Andrew Cotton
Ensure service charges provide
value for money by consulting on
the use of communal rooms with
tenants and carrying out an options
appraisal

Section 4 - tenants question
the use of the rooms and if
there are better uses that may
reduce the service charges

March 2017

Regeneration of Newfield Road
estate

Scott
Masterman

Section 5 – key challenge of
the business plan

Continue to explore and improve
energy
efficiency
of
council
properties

Mick Gadd

Section 4 – highlighted as the
second most important
priority for tenants

Ongoing
subject to
annual
review

To review the length of time before
refurbishments are carried out

Mick Gadd

Section 4 – highlighted as the
top priority for tenants

October
2017

Review the best use of garage sites
and maximise income from garage
rents

Mick Gadd

Section 5 - The strategic
March 2017
approach is to maintain and
improve garages in high
demand and constant use and
dispose of unused sites for
redevelopment

July 2018
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To review the current repairs
contract before April 2019 to
establish if the current contract is
meeting the performance
aspirations of the tenants and
providing a value of money service

Michael
Kelleher

Section 5 - Whilst needing to
maintain a high performing
repairs service the Council
needs to consider that within
the life of this business plan,
the current repairs contracts
will be up for review in 2019.

October
2017

Business Plan Priority 3: Provide high quality housing services across NK
Service Objective 4: Maintain excellent tenant services and continually improve these In line with national standards
providing a value for money service
Ensure that the Council maintains
the outcomes expected by the HCA
regulatory standards through
annual self-assessment
To maintain our good performance
by highlighting areas for review to
ensure continuous improvement

To maintain and improve tenant
satisfaction levels

Policy
Officers
and DMT

Section 4 – annual assessment
Ongoing
highlights any gaps in service
subject to
provision in line with required annual review
service to tenants

Kay
Dickinson

Section 7 - Targeted service
Ongoing
reviews are undertaken, to
subject to
identify areas for improvement annual review
and actions required to
implement change

DMT

Section 7 - We gather
information on the level of
tenant satisfaction to identify
areas of the service which
require improvement

Ongoing
subject to
annual review
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To benchmark housing and
property services to ensure value
for money of services provided
Provide more support for vulnerable
tenants

Improve our customer service and
communication with tenants

Regularly review local offers with
tenants

Policy
Officers and
DMT

DMT

Kay
Dickinson

Jo Mason

To review tenant complaints and
use them to improve service
delivery

Kay
Dickinson

Engage with younger tenants to
identify why satisfaction rates are
low and produce an action plan to
improve satisfaction rates

Jo Mason

Section 7 – use of Housemark
Ongoing
system to compare costs and
subject to
performance against other
annual survey
authorities
of tenants and
residents
Section 4 – highlighted as the
Ongoing
top priority for tenants
subject to
annual review

Section 4 – highlighted as a top March 2017
priority for tenants

Section 4 – HCA standards and
local offers

Ongoing
subject to
review

Section 7 - the council uses
Ongoing
customer complaints and
subject to
feedback to review service
annual review
quality and learn from mistakes
Section 8 – highlighted action
March 2017
for the Equality and Diversity
statement
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Continue to review the information
we hold on customers and
investigate new methods for
everyday communication in order to
communicate with tenants by their
preferred method

Jo Mason

Section 8 - highlighted action
for the Equality and Diversity
statement

Ongoing
subject to
annual review

Engage with a wider audience and
use positive practices to encourage
more diversity within our
consultation groups
Maximise rental and service charge
income to maintain excellent
services

Jo Mason

Section 8 - highlighted action
for the Equality and Diversity
statement

Ongoing
subject to
annual review

Andrew
Cotton

Section 9 - guidance will be
given to those tenants who
have difficulty in managing
their finances
Section 8 - highlighted action
for the Equality and Diversity
statement

Ongoing
subject to
annual review

Section 10 - The HRA
Business Plan financial model
has been reworked to take
account of the deficit

Ongoing
subject to
annual review

Respond to our tenants feedback to
ensure our services continue to
within our consultation groups.
meet their needs and satisfaction

DMT

To mitigate the impact of the 1%
rent reduction on the housing
service and assess the impact of
further rent reductions

DMT

Ensure service charges provide
value for money

Andrew
Cotton

Ongoing
subject to
annual review

Section 9 - to ensure that
Ongoing
service charges are set based
subject to
on the actual costs of the
annual review
services provided and is
market tested against
neighbouring landlords
Page 111 of 112

To assess and react to the
implications of the Housing and
Planning Bill

DMT

Section 3 - Current and
October 2016
ongoing changes in the
national policy context present
some key challenges for the
Council.

To continue to monitor and adapt to
the government’s welfare reform
agenda and monitor its impact on
residents

Andrew
Cotton

Section 3 – The Council has
adopted a Welfare Reform
Strategy to work with tenants
to mitigate the impacts

Ongoing
subject to
annual review

Continue to minimise risks through
stress testing, to ensure we are in a
position to react to deviation in
expected budgetary outcomes

DMT

Ongoing
subject to
annual review

Revise the business plan in line
with changes in national housing
policy, the financial market and
business needs

DMT

Section 10 - An HRA
Business Plan risk register
has been developed, which
combines key service-based
and financial risks associated
with the plan
Section 11 - An officer led
HRA Business Plan
Implementation Group will be
established to review the
Financial Plan

Ongoing
subject to
annual review
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