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CHAPTER 1 – Modernising Government and the Spelthorne Landscape

In 1998 a Government published a white paper called ‘Modernising local government: in touch with the people’.  This signalled the beginning of a new agenda which included the following issues and initiatives: Best Value, community planning, e-government, new political management structures and strategic partnerships. These themes on modernisation are now fully reflected in this housing strategy and the wider work of Spelthorne Council.  This chapter includes information which demonstrates how the Council is linking in with the ‘modernising local government’ agenda.

The Council has always had a strong corporate focus, with integrated working between different departments and a culture of positive performance management and innovation.  

Since well before any statutory requirement for a best value performance plans the Council has been setting itself and publishing corporate targets, with clear timescales, for all areas of its activity.

The Council was the first district council to adopt shadow executive arrangements in December 1998.  The Council formally adopted executive arrangements under the Local Government Act 2000 from September 2001.

In 2003 the Council introduced a new departmental structure, ensuring that housing issues are at the heart of Council policy.  Housing strategy is now overseen by the Corporate Strategic Housing Group which has input from several departments within the Council.




The Spelthorne Landscape

Spelthorne is a compact urban Borough resting 15 miles west of Central London. It is bordered by the M25 to the west, the River Thames to the south and west, the London Borough of Richmond-upon-Thames to the east, and Heathrow Airport to the north.

Given its location close to London and Heathrow - with its good transport links by road, rail and air, it is not surprising that commercially the area is one of the most significant in Surrey. About 20% of all commercial or industrial property in the County is located in the Borough. This includes the headquarters of many national and international companies, such as BP Amoco, Courage, the Ian Allen Group, Del Monte, Attenda (a web hosting company), Samsung Electronics and Shepperton Film Studios. 

Spelthorne has a population of approximately 90,000, covering 21 square miles (13,880 acres). The major centres of population are Ashford, Shepperton, Stanwell, Sunbury and Staines, with no physical boundaries between them.
There is very great pressure for development, both commercial and residential, but the physical nature of the Borough is such that where land is not in the urban areas it is either long established green belt or covered by water (there are extensive reservoirs) so all development takes place on brown-field or windfall sites, and the Council ensures a careful balance between the need for different types of development and safeguarding a sustainable environment.

The Borough has a history of positive and stable political and managerial leadership, and takes a leading role in improving the quality of life for people who live and work in the Borough. Much of this work in now under-pinned by Spelthorne’s Community Plan. This sets out the vision for Spelthorne and how it will be achieved.

Spelthorne Borough Council’s mission is

“To improve the well being of the Spelthorne Community”


Spelthorne’s Community Plan & Corporate Priorities

The aims of Spelthorne are reflected in the Spelthorne Community Plan, which has been produced by the Local Strategic Partnership.  This can be found on the Council’s website or by contacting the Council.

In addition to the Community Plan, the Council has developed 4 key corporate priorities.  These are:

· making Spelthorne safer

· engaging younger people 

· making Spelthorne a better place

· improving customer satisfaction 

The Community Plan incorporates a Ten-Year Vision that Spelthorne should be:

“A place where people are fully engaged and are both respected and respectful, promoting an environment that is healthy, safe, inclusive, prosperous and sustainable.”

The LSP agreed six key aims in helping achieving The Community Plan’s ten-year vision:

· Have a sustainable economy providing employment that is attractive to local people and based on the unique resources of Spelthorne.

· Be a community where everyone can communicate, learn and achieve together.

· Be a place where people choose to live and work, providing an attractive and safe environment for children to grow up.

· Be serviced by a transport system that provides real choices, is safe and reliable and which supports both the environment and the economy.

· Be somewhere where young people are valued and play an active part.

· Be a place where people feel valued and have a sense of belonging and pride.
The Council is the lead partner on the action areas to make Spelthorne ‘an inclusive society’ and ‘a place to live, work and play’. Some of the medium term targets from these are particularly relevant to our housing strategy such as to:

· Assist disabled people to remain in their own homes

· Tackle areas of disadvantage in the Borough

· Take action to increase the affordable housing options available for key workers

· Increase the supply of affordable housing in the Borough to meet housing need

· Reduce the dependence on bed and breakfast for homeless households
The priorities and actions in this housing strategy are therefore set in the context of supporting a vision for Spelthorne which has been agreed by all the public, voluntary, business and community sectors in the Borough, who will all be working to the same vision.

The Local Strategic Partnership (LSP)

A Local Strategic Partnership, which consists of local organisations from the public, voluntary, business and community sectors considered the draft Community Plan at its Assembly meeting on the 15 May 2002. This event was attended by nearly 70 people from over 50 organisations operating in Spelthorne. As part of the process, the draft Community Plan has also been considered by focus groups drawn from the Spelthorne Residents Panel and feedback from these groups has been included in the discussion of the draft Plan.   

The Community Plan was adopted by this Council on the 25 July 2002.

The entire membership of the LSP was sent a summary of this draft Housing Strategy, and asked to rank Spelthorne’s housing priorities.  Around 200 people were consulted, ranging from major companies like BP to local residents associations. 

Mainstreaming Community Safety

When developing this Housing Strategy and other housing related policies, it is essential that we consider the crime and disorder implications of any proposed actions.  Surrey Police and the Community Safety Advisor have been consulted during the development of this Strategy.  Many of the proposals contained within the Strategy will contribute towards the corporate objective of ‘making Spelthorne safer’ and the objectives of the Crime and Disorder Reduction Strategy.  For example, promoting ‘Secured by Design’ and the Housing and Domestic Violence Strategy will contribute towards crime reduction targets.

Consultation 
One of the Council’s key priorities is to be in touch with the needs and priorities of the people of Spelthorne.  To this end we adopted principles of consultation:

· To commit to full and open consultation with all sections of the community.
· To select methods of consultation which are appropriate to the issues under consideration.
· To report back the results of any consultation undertaken.
· To use the results of any consultation undertaken to inform the decisions it has to make.
The Council has carried out extensive housing related consultation over the last few years.  This has included the following:

· Surveys of those nominated to accommodation
· Surveys of people on the housing register
· Surveys of those accepted as homeless
· Surveys of those in temporary accommodation, including in bed and breakfast
· Post stock transfer satisfaction survey
· Employers surveys
· Comprehensive housing needs and stock condition survey
In November 2002, the Council held a consultation day which was attended by 25 organisations, ranging from housing association and support providers, to the Government Office for the South East and the Housing Corporation.  The feedback from this consultation day has contributed towards the development of this strategy.  The consultation day highlighted the fact that there was no mention of domestic violence in the last Housing Strategy.  This Strategy contains detailed information on what the Council is doing to assist those suffering from domestic violence.  

The Council has an ongoing process of consultation through its recently established Key Workers Forum, Landlord’s Forum and Supported Housing Forum.  

The Council attended a meeting with The Apex Group’s Tenants Forum in February 2003 to discuss Spelthorne Borough Council’s Housing Strategy.  Tenants were given the opportunity to ask questions about the Strategy and were asked to feed back any opinions to the Council.  An appeal for tenants’ views was also made on the Tenants Forum website.  

The Council carried out an extensive consultation exercise involving the Spelthorne Local Strategic Partnership (LSP) in relation to this Strategy.  Details of this are contained in Appendix C.  This consultation exercise involved sending summaries of the draft strategy to around 200 members of the LSP and inviting them to comment on the proposed priorities and rank them.  LSP members were also given the opportunity to highlight areas which had been overlooked in the Strategy.  This has resulted in a comprehensive strategy which also meets the aspirations of the Community Plan

Information and views from these consultations and surveys inform and shape Spelthorne’s housing strategy.  

E - Government

The Council is committed to developing e-government in order to improve services for the people of Spelthorne.  As our Leader, Frank Davies says:

“Effective use of modern technology is fundamental if our vision for the future of Spelthorne is to be achieved.  E-government can allow us to offer services which are easier to access and available at more convenient times and locations.  We can provide better choice for our citizens, and ensure they receive the same quality of service whether they choose to visit us, or to telephone, or to use the Internet.  Where our customers are happy to “self-serve”, we shall be able to save resources and re-use them more effectively in other areas’’.

The Council is committed to continuous improvement in its delivery of electronic services.  This means not only developing our website, but also ensuring that the right tools are available to support all other means of service delivery.  We are working with many partners to ensure that services are increasingly “joined-up” and delivered seamlessly across organisational barriers.  We have modernised the way we run the Council, and are doing so in a way that is open and accountable.

Best Value
The Council has always accepted the need for continuous improvement and fully embraces the concept of Best Value, with a formal strategy adopted by the Council four years ago. We have been involved in the LSVT South East Benchmarking Club and participated in a local peer review on the housing service. 

For each service we:

· Challenge why the service is provided and the way in which it is provided.

· Compare our performance with other providers of a similar service.  This means comparing performance on a range of indicators on cost and quality, and showing where improvements can be made.

· Consult with users of the service, the community and other stakeholders about services and future performance targets.

· Consider whether someone else could provide the service better and/or cheaper.

Our Best Value Review of housing services has been completed and this, together with the housing needs survey, has raised a number of fundamental issues about what our priorities and strategy should be now, six years on from transferring the housing stock.  

In 2002 the Housing Inspectorate undertook Best Value inspection of our housing, services that highlighted a number of areas where we are performing well, but also a number of areas for improvement.  The housing service was assessed as a ‘Fair one-star’ service that has ‘Promising Prospects for Improvement’.  As a learning organisation, we will ensure that we make the best use of the comments received from the Audit Commission.

Performance Management

How do we monitor performance?

Every year we collect information against a range of indicators, which have been specified by the Government.  These Best Value Performance Indicators are at the heart of the Government’s performance management framework for local government.

Each year we assess our long term objectives and identify the key activities, schemes and initiatives we intend to carry out in the medium and short term.  These are agreed as our corporate targets and, along with performance indicators, allow us to be judged on what we have delivered.  Each year we report on our achievements against the previous years targets.  This enables our performance to be judged.

How good are our services?
In order to gauge how we are performing, the Council compares it’s performance against that of other similar authorities.  This is how we are performing:

Indicators in the upper quartile

· % interactions with the public delivered electronically

· % of invoices paid on time

· % of Council Tax collected

· % of Business Rates received during the year

· % unfit private sector dwellings made fit or demolished as a  result of action by the authority

· Having strategy for preventing benefit fraud in place

· Average time for processing change of circumstances for benefits

· % of renewal claim for benefit processed on time

· % household waste recycled

· Cost of housing waste collection

· % homes built on previously developed land

Indicators showing below average performance

· % of local authority buildings with facilities for people with disabilities
· % of staff with disabilities
· % cases where benefits calculation correct (district average was 96.7%, we achieved 96%)
· Recovery of overpaid benefit
· Score against checklist of enforcement best practice
· Vehicle crimes per 1,000 population
Indicators in the bottom quartile

· Equality standard for Local Government level
· % early retirement (excl. ill health) as % of workforce
· % of top earners from ethnic minorities
· Private sector dwellings returned to occupation as a result of action by the authority
· % of housing waste composted
· No. visits/usages to museums per 1,000 population
· No. visits made to museums in person per 1,000
· No. pupils visiting museums and galleries in school groups
· No. domestic violence refuge places per 10,000 population provided/supported by LA  
Housing Performance Management 

	BVPI
	Performance Indicators 2002/03
	Target

2002/03
	Actual
	Target 2003/04

	62
	% unfit private sector dwellings made fit or demolished
	3%
	7.1%
	4%

	64
	Private sector dwellings returned to occupation as a result of action by the local authority
	Not set
	0
	10

	183i
	Average length of stay in B&B (children & pregnant women)
	Not set
	15.8 weeks
	10 weeks

	183ii
	Average length of stay in hostels (B&B & children)
	N/A
	N/A
	N/A

	LPI
	
	
	
	

	1
	Average length of stay in B&B for families with children/pregnant (for households moved out of B&B by Council) (weeks)
	10

weeks
	15.8 weeks
	10 weeks

	2
	No. families with children/pregnant accepted as homeless
	
	87
	

	3
	No. other households accepted as homeless
	
	15
	

	4
	No. of homeless acceptances per 1000 households (full year projection)
	< Surrey Average (2.7)
	2.7
	< Surrey Average

	5
	% homeless applications decided in 33 working days
	95%
	80.9%
	95%

	6
	% of households in Apex temporary accommodation suspended from permanent rehousing (usually for rent arrears) 
	
	49%
	

	7
	Average lettable void period for Apex temporary accommodation 

(ie time after property returned from maintenance as available for letting) (calendar days)
	
	8.22 days
	

	8
	Av. time taken to permanently rehouse homeless households
	Max 70 weeks
	82.6 weeks
	70 weeks

	9
	Average total weekly expenditure on B&B
	
	£8,288
	

	10
	% of new Spelthorne Housing Register (SHR) applications entered within 10 working days
	95%
	43.2%
	95%

	11
	Number of current SHR applicants
	
	2,767
	Show increase

	12
	% of nominations to permanent general needs relets within 5 working days (excl difficult-to-nominate properties)
	92%
	92.6%
	92%

	13
	% of nominees visited prior to nomination
	93%
	95.9%
	93%

	14
	% of all ‘true void’ vacancies achieved for nomination to Apex Housing Group
	Min 75%
	76%
	Min 75%

	15
	No. new affordable homes enabled
	100
	88
	165 (now 115)

	16
	% spend on Housing Capital Programme
	100%
	117%
	100%

	17
	No. of units provided for approved category Key Workers 
	0
	0
	10


BVPI – Best Value Performance Indicator
LPI – Local Performance Indicator

The Council’s performance in terms of 2002/03 performance indicators has been mixed.  Whilst we have performed well in terms of making fit unfit private sector dwellings, we have under performed in terms of our statutory homelessness and housing register duties.  This can, in part, be attributed to an arson attack on the Housing Needs office, which resulted in significant operational difficulties for Housing Needs staff.  It is anticipated that the performance in 2003/04 will show a significant improvement on the previous year.

Good Governance

Monitoring Implementation

The Council recognises that any strategy is only useful if it goes on to be implemented.  In order to ensure that the Housing Strategy is carried forward and makes a real difference, the Council has established procedures for monitoring the implementation of strategies and policies.

As part of its restructuring, the Council has put housing at the core of its business.  Implementation of the Housing Strategy, as well as the Homelessness Strategy, will be monitored by the corporate Strategic Housing Group.  This Group is chaired alternately by the Strategic Director (Community) and the Strategic Director (Support) to reflect the corporate importance of housing.  Planning Policy and Housing Strategy has now also been combined under a single service head, who will monitor implementation of the Strategy.

The Strategic Housing Group will be provided with regular updates on where officers are in relation to the agreed action plan.  Any slippages will be highlighted and the Group will ensure that these areas are prioritised in order to meet targets.

Keeping Elected Members Informed

Council members will be regularly updated on the implementation of the Strategy.  The action plan (appended) contains details of information to be reported to members.  The Council has introduced a new Performance and Review Committee which will receive reports from the Strategic Housing Group.

Stakeholders and Residents 

Stakeholders and residents will be kept informed of our performance through information on Spelthorne Borough Council’s website and the Borough Bulletin, a quarterly newsletter which is delivered to every house in Spelthorne.  

Improvements in service will be monitored through customer satisfaction surveys.

Customer Satisfaction

In early 2002, the Council carried out an extensive customer satisfaction survey, covering Housing Register applicants, homeless households and enabled tenants (tenants who have been nominated to housing associations by the Council).  

Overall satisfaction levels are shown below:
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The Council also surveyed tenants of Spelthorne Housing Association (stock transfer tenants).  The majority of respondents reported that most services had improved since stock transfer.  Satisfaction with some maintenance services, such as clearing litter, graffiti or dumped rubbish was moderate, but expressed satisfaction with Spelthorne Housing Association as their landlord.  Overall the consultation clearly showed that there was increased satisfaction with services following the transfer to Spelthorne Housing Association.

The Council has used the findings from these different surveys to highlight areas of weakness and to ensure improvements in service delivery, for example, we will be developing a Housing Advice Strategy to ensure high quality and useful housing advice service is available to all.

As part of our commitment to continuous improvement, the Council will be working with Runnymede Council to develop a customer involvement plan as part of its Customer Charter.  An integral part of this will be a comprehensive assessment of customer satisfaction.  This plan is to be developed in spring 2004.

Linking Local, Regional and National Priorities

The Council recognises that many of the issues which are important in Spelthorne are also significant regionally and nationally.  

The Council’s policies are designed to dovetail with national and regional policy priorities.  This ensures an efficient and coordinated approach to the development of our strategies.

	National Policy
	Does it apply to Spelthorne?
	What are we doing to link in with national priorities?

	‘Planning Policy Guidance 3’
Main elements:

· Widening housing opportunity & choice.

· Maintaining a supply of housing.

· Creating sustainable residential environments.
	(
(
(
	· Local Plan alterations.

· Supplementary Planning Guidance to deliver more affordable housing.

· Empty Homes research & Strategy.

· Housing Capacity Study.



	‘Quality and Choice – a decent home for all.’
Main elements:

· Support sustainable home ownership.

· Raise standards in private rented housing.

· Bring all social housing up to decent standard by 2010.

· Deliver new affordable housing in line with local needs.

· Promote choice.

· Increase protection of homeless people.

· Tackle social exclusion.
	(
(
(
(
(
(
(
	· Private Sector Renewal Strategy.

· Key Worker Strategy & Forum.

· Landlord’s Forum.

· Monitor RSLs meeting decent homes target.

· Supplementary Planning Guidance to deliver more affordable housing.

· Homelessness Strategy.

· Fuel Poverty Strategy.

· Empty Homes Strategy.

· Developing choice based lettings scheme.

· Developing Social Inclusion Strategy.

	‘Sustainable Communities:  Building for the future’
Main elements:
· Sustainable communities.

· Step change in housing supply.

· New growth areas.

· Decent homes.

· Tackling low demand.

· Countryside & local environment.


	(
(
X 

(growth areas not within Surrey)
(
X

(low demand not an issue in Spelthorne)

(
	· Local Plan alterations.

· Supplementary Planning Guidance to deliver more affordable housing.

· Key Worker Strategy & Forum.

· Fuel Poverty Strategy

· Establish Housing Management Forum with RSLs.

· Build on brown field sites.

· Adopting policies which will help us to balance  housing market.

· Private Sector Renewal Strategy.

· Empty Homes Strategy.

· Developing Social Inclusion Strategy.

	Tackling Social Exclusion
Main elements:

· Reducing re-offending by ex-offenders.

· Neighbourhood renewal.
· Teenage Pregnancy.
· Anti-social behaviour. 

· Rough sleeping.

· The Digital Divide.
	(
(
(
(
(
(incidence very low, but considered as part of homelessness review)


	· Fuel Poverty Strategy

· Establish Housing Management Forum with RSLs.

· Private Sector Renewal Strategy.

· Developing Social Inclusion Strategy.

· Meeting CRE code of Guidance.

· Establish ex-offenders accommodation referral panel.

· Neighbourhood wardens.

· Community Incident Action Group.

· Homelessness Strategy.

· Health Promotion Strategy.

	E-Government Strategy

Main elements:

· Transforming services.

· Renewing local democracy.

· Promoting local economic vitality.
	(
(
(
	· Produced ‘Implementing Electronic Government Statement’

· Upgrading our website to make it more accessible and navigable. 

· Customer Service Strategy.

· ‘Youth Unlimited’ website.

· Electronic Plan submission.

· Developing Social Inclusion Strategy.

	Homelessness Act 2002

Main elements:

· Prevention of homelessness.

· Ensure accommodation & support available for people who become homeless.

· End use of bed & breakfast accommodation for families except in emergencies.


	(
(
(
	· Produced Homelessness Strategy to prevent and reduce homelessness.

· Increase supply of temporary accommodation through private sector leasing.

· Mediation service.

· Develop housing advice strategy.

· End use of B&B for families except in emergencies.

· Provide support to those in Apex temporary accommodation.

· Housing Options Package.

· Expand Accommodation Referral Panels.

· Increase supply of new affordable rented properties.

	Regional Policy

	Does it apply to Spelthorne
	What are we doing to link in with regional priorities?

	South East of England Development Agency’s (SEEDA) Regional Economic Strategy 2002 - 2012
Main elements:

· Increase supply of affordable housing.

· Assist key workers.


	(
(
	· Supplementary Planning Guidance.

· Alterations to Local Plan.

· Reviewing joint commissioning arrangement with housing associations to ensure value for money.

· Key Worker Strategy.

	South East Regional Housing Strategy 2004/05 – 2005/06

Main elements:

· Overall housing supply.

· Affordability.

· Regeneration & renewal.

· Homelessness & supported housing.

· Quality & sustainability of the housing stock.


	(
(
(
(
(
	· Housing capacity study.

· On track to exceed the Surrey Structure Plan target of developing 2450 new dwellings in the period 2001 – 2016.

· Using planning process to gain affordable housing.

· Looking at alternative funding methods following abolition of Local Authority Social Housing Grant. 

· Redeveloping brownfield sites.

· Homelessness Strategy.

· Developing Housing & Domestic Violence Strategy.

· Supported Housing Forum.

· Private Sector Renewal Strategy.

· Empty Homes Strategy.

	Sub - Regional Policy


	Does it apply to Spelthorne
	What are we doing to link in with sub - regional priorities?

	‘Surrey Supporting People Strategy’

Main elements:

· Women at Risk of Domestic Violence

· Young People and Care Leavers

· Frail Elderly People

· Clients with Multiple Needs

· People with Learning Disabilities


	(
(
(
(
(
	· Developing Housing & Domestic Violence Strategy.

· Strategy for Older People.

· Work with Local Implementation Team for Learning Disability to develop joint housing and support strategy.

· Provide housing training for support workers who work with vulnerable groups.

· Provide support to young single parents.

· Consulting on most appropriate housing and support for people with multiple needs.

	‘Surrey Teenage Pregnancy Strategy’ ‘

Main Elements:

· To ensure suitable housing is provided to teenage mothers leaving care.

· To ensure supported housing needs of young parents are met.
	(
(
	· Monitoring numbers of teenage parents registered with health visitors.

· Provide housing support to all teenage parents who can’t live with parents.

· Health Promotion Strategy.

	‘Surrey Domestic Violence Strategy’

Main elements:

· To strengthen and expand outreach services.

· To seek to develop refuges and social housing policy.
	(
(
	· Developing comprehensive Housing & Domestic Violence Strategy.

· Contributing towards new outreach service.
· Participate in Domestic Violence Forum.
· Health Promotion Strategy.

	Health & Social Services ‘Local Delivery Plan’

Main Elements:

· To work in partnership.

· To ensure inclusion of vulnerable groups in the community.
	(
(
	· Health Promotion Strategy.
· Developing Social Inclusion Strategy.
· Homelessness Strategy.
· Developing Housing & Domestic Violence Strategy.
· Supported Housing Forum

	‘Housing & Support Strategy for People with Learning Disabilities in Surrey’

Main Elements:

· Promote choice.

· Offer a greater range of housing care & support options.

· Person centred approach.

· Improve information.


	(
(
(
(
	· Identify member of Housing Needs team who will be learning disability ‘lead’.

· Work with Local Implementation Team for Learning Disability to develop joint housing and support strategy.



Further information on any of the strategies or initiatives mentioned above can be obtained from the Housing Strategy Section on 01784 446254 or 446282.

Setting the Agenda
The Council has contributed towards the setting of sub-regional and regional agendas through working in partnership with the other Surrey Boroughs and through responding to the draft regional housing strategy.
Spelthorne Borough Council is represented on the Surrey Chief Housing Officers Group, the Surrey Enabling Officers Group and the Surrey Housing Managers Group.  Together these groups help to shape the priorities for housing in Surrey, and the South East LSVT group.
Spelthorne will also be involved in the development of a Surrey Housing Strategy and officers have attended a workshop looking at how to develop this.  We also feed into the Supporting People Strategy through attending the Joint Management Board and Advisory Group.

The Council is taking a proactive approach to meeting local housing needs and has recently merged its Planning and Housing Strategy Sections to help this aim.

It is giving particular attention to maximising the opportunities for housing development and in May 2003 it was the first Surrey district to complete a local Housing Capacity Study.  We actively use Planning Briefs to bring forward residential development.

In May 2003 the Council published alterations to its Local Plan policies on affordable housing and sizes of dwellings required, and also published Supplementary Planning Guidance on affordable housing.  The objective of these alterations and the guidance is to maximise affordable housing provision and ensure that the right homes are built in order to meet identified local needs.
Similar forward thinking approaches to using the planning process to achieve affordable housing are now being looked at by other boroughs across Surrey and the South East.
Spelthorne Borough Council also intends to help to shape Surrey’s domestic violence strategy, through working closely with the Surrey Domestic Violence Strategy Implementation Manager and through developing its own forward thinking housing and domestic violence strategy.   
CHAPTER 2 – Working in Partnership
Underpinning much of the current and future work of the Council is its belief that partnership working is essential across all areas of its activities. The Council has developed a reputation for the quality and extent of its partnership working. The Improvement and Development Agency, as part of the peer review exercise it undertook in 2000, concluded 

‘’The Borough of Spelthorne is well regarded for the range of partnerships it has developed. It is seen as a competent, trustworthy organisation. External partners like doing business with the Council and feel that this is an organisation that will deliver on its promises.’’

In the housing field partnerships include the development of the common housing register, Joint Commissioning with the Housing Corporation, the selection of preferred Housing Association partners, partnerships on energy efficiency initiatives, cross Borough working with neighbouring authorities, and so on. Such partnerships are all aimed at making Spelthorne a place where people choose to live and work.

· 

Working with Other Local Authorities

The Council assisted in the development of a homeless hostel in Walton - developed in partnership with Elmbridge and Runnymede Councils. 

The Runnymede and Spelthorne Community Legal Services Partnership was launched at the Council Offices in May 2002. We will be playing an active part through its steering group to build a network of advice/information services on social/welfare issues readily accessible to local people when they need advice or help.  Early accessible advice can often prevent problems escalating, particularly on housing and welfare issues. 

Spelthorne and Runnymede Councils recently commissioned a joint homelessness review and are progressing this through working in partnership to tackle many homelessness related issues.  Over the coming years the Council will actively engage other local authorities in reviewing the possibilities of joint working where possible.

Spelthorne Borough Council works closely with the other Surrey Boroughs through the Surrey Chief Housing Officers Association, the Surrey Enabling Officers Group, the Surrey Housing Needs Managers Group and the Surrey Homelessness Officers Group.  The Surrey Enabling Officers Group is developing innovative approaches towards monitoring the performance of RSLs and is currently holding discussions about developing a Surrey-wide approach to tackling the issue of empty homes.   The Surrey Housing Needs Managers Group has developed a Cross-County Homelessness Action Plan as part of the work on developing Homeless Strategies.

Working with the Supporting People Team
The Council works closely with Surrey Supporting People Team to address supported housing needs of the people of Spelthorne.  The Council co-ordinates the Spelthorne Supported Housing Forum which brings together the Supporting People Team, housing associations and support providers.  The Council holds regular discussions with the Supporting People Team with regard to future supported housing needs.  

Working with the Police and Other Partners 

The Council works closely with the Police and other agencies to reduce crime in Spelthorne. The plan and actions for achieving this are set out in the Council’s Crime and Disorder Reduction Strategy. This was developed through seeking the views of Housing Associations, tenants and the wider community, in order to produce a Strategy that reflected local priorities and concerns, and was realistic and achievable. The overall aim is  “To reduce Crime and Disorder by 10% and to maintain the low fear of crime”. The key strategic aims are to:

· Reduce anti-social behaviour and disorder and criminal damage, including graffiti

· Reduce residential burglary, drug use and drug related crime

· Reduce violent crime and vehicle crime

· Promote reassurance and maintain a low fear of crime.
A series of Multi-Agency Task Groups has been established to implement the wide range of initiatives planned, and there are strong links between the Crime and Disorder Reduction Partnership - responsible for the Strategy and the Police and Housing Associations operating in the Borough. In addition, Apex, Airways and Metropolitan Housing Associations are key partners in the community warden scheme for Stanwell and Sunbury. In Stanwell, the warden operates from nearby Ashford Hospital. In Sunbury Common the warden operates from Sunbury Police Station. The wardens are briefed and trained to provide reassurance to residents, help reduce the fear of crime and tackle environmental issues. The key housing partners are providing 50% of the funding, with the balance coming from Government.

The Apex Group is also involved in the mobile CCTV Scheme, which aims to deploy cameras in ‘hot spots’ throughout the Borough, including social housing estates.

A particular initiative to tackle anti-social behaviour is the establishment of a formal Community Incident Action Group. Each partner agency, including RSL’s (registered social landlords), are now able to refer persistent offenders to the Group. This will enable appropriate actions and interventions to be identified in conjunction with the Police, social services, education services and drug and alcohol services.  A formal Anti-Social Behaviour Order (ASBO) Protocol for Spelthorne has already been adopted, in line with Home Office advice and the Borough makes use of Acceptable Behaviour Contracts.

Airways Housing Society has developed its own anti-social behaviour strategy and the Council recognises the efforts of Airways in consulting extensively with the Council on this strategy, enabling officers from housing services, the Crime and Disorder Partnership and the community warden team themselves to contribute to and help shape the strategy. We will to ensure such plans complement each other in the future.

Spelthorne, Elmbridge and Epsom and Ewell Borough Councils jointly fund a domestic violence outreach service through the Crime Reduction Partnership Board.

Working with the North Surrey Primary Care Trust 

The housing strategy supports the local health improvement plan, which is based on the West Surrey Health Improvement Plan (HImP). This is currently being developed and steered by the new North Surrey Primary Care Trust (PCT). Current housing activity is assisting the HImP through:

· Operating a priority system for carrying out aids and adaptations to people’s homes, to facilitate the prompt discharge of patients who no longer need to stay in hospital.

· Enabling a greater number of older people to live independent lives in their choice of accommodation through the provision of grants and the Houseproud scheme.

· Combating fuel poverty to ensure adequate heating within the home, with particular activity directed at vulnerable older people. 

A recent workshop organised by North Surrey PCT, including Surrey County Council, local borough councils, and voluntary sector representatives identified the need for a PCT/HiMP based planning forum for all agencies and informed by the Borough Client Groups.  Through this mechanism the Council will be involved in Joint Investment Plans designed to address intermediate and rehabilitative care needs.  Discussions are already underway with Ashford & St Peters Hospital Trusts and Surrey Social Services Commissioning team for Older People concerning the contribution extra-care sheltered housing can make to delayed discharge from hospital.

Working with Social and Probation Services

The Council continues to work closely with other agencies to ensure a joined up approach to service delivery.  A good example of such working can be seen with the Spelthorne Accommodation Referral Panels, which are in place for Mental Health, Learning Disability, and Ex-Offenders, which allow a more planned approach to re-housing people with additional needs. 

Discussions have taken place on setting up Accommodation Referral Panels for young people ceasing to be accommodated by Social Services, and for people with physical disabilities. Discussions have also taken place with Social Services with regard to improving liaison on young people ceasing to be accommodated by Social Services, and homeless 16/17 year olds.

Working with Housing Associations and the Housing Corporation

The Council works closely with the Apex Group, Thames Valley Housing, Threshold and Airways Housing Society to deliver affordable housing in Spelthorne as they are currently our ‘preferred partners’.  The Council also works with the Housing Corporation in determining priority schemes funded by the Corporations Annual Development Programme.

The Spelthorne Housing Register is run jointly with all the Housing Associations (HA) with properties in the Borough. In addition to helping people gain a single point of registration for all social landlords in the area it is an open register to reflect the wider eligibility criteria of the Council’s Housing Association partners. The joint register is overseen by the Allocations Review Group, which comprises representatives from the Council and Housing Associations, and takes the lead in developing our joint working, for instance by the development and implementation of a Joint Transfer List within the Register.

The work of the Allocations Review Group was identified by the Audit Commission as an area of positive practice found during the Housing Inspection.

With regard to Apex Group (the stock transfer association) a six monthly management meeting deals with more domestic issues and occasional problems. Twice a year a “summit” meeting between the Council’s Management Team and the Apex Group management team is held to maintain a strategic connection and assist the Council in planning to meet its statutory responsibilities. 

The Council is having ongoing discussions with Ability Housing Association, and others, regarding how best to meet the housing needs of people with physical disabilities.  

Working with Tenants and Residents

We actively encourage Housing Associations to develop tenant participation, and there are now in excess of 18 tenant and resident groups - with others on the way. Apex has also formed an Amenity Fund Committee administering a revenue budget of tenant generated estate improvements, a Leasehold Forum and Tenants’ Forum.

It is important that the Council maintains its links with tenants and residents and listens to their views on housing issues in the Borough. The Council aims to consult with them via their formal structures, through consulting on this strategy, and through officers attending occasional tenant and resident meetings. The Council has attended meetings with tenants and residents of the Forest Drive estate at Sunbury Cross to discuss improvements to their estate. The Council awarded a grant to the tenants group there - to enable them to enhance play areas on the estate.  

The Council attended a meeting with The Apex Group’s Tenant’s Forum in February 2003 to discuss Spelthorne Borough Council’s Housing Strategy.  Tenants were given the opportunity to ask questions about the Strategy and were asked to submit their views on how the Strategy could be improved.  

Working with the Voluntary Sector

The voluntary sector plays a key role in delivering services in the Borough. The Council provides support to key groups, such as Spelthorne Rentstart who greatly assist work with single people in housing need – providing advice and assistance in helping people resolve housing problems. Rentstart also operate a rent deposit guarantee scheme. The Council recently commissioned Rentstart to study the housing needs of street-drinkers in the Borough to determine the extent of homelessness within this group.  

The Council and Rentstart have introduced the new ‘Rentstart for Families’ scheme, which assists families to access private rented housing.  This project was piloted and then officially launched in April 2003.

 A recent peer review was very complimentary about Rentstart’s work and their partnership working with the Council. This includes Rentstart having nomination rights on behalf of the Council to the homeless hostel in Walton. The Council also works closely with Surrey Community Development Trust (SCDT) to provide supported accommodation for young homeless people and care leavers.

Spelthorne Rentstart’s rent deposit scheme, the new Rentstart for Families scheme, and a new SCDT floating support service for single homeless people placed into bed and breakfast accommodation were all identified by the Audit Commission as areas of positive practice found during the Housing Inspection.
We are also working in Partnership with Age Concern (Spelthorne), and Help the Aged through the SEPIA (Spelthorne Energy Partnership in Action) meetings, which works with the most elderly residents to promote warm homes for those most at risk.

Working with Private Landlords

Private Landlords play an important role in the provision of housing in Spelthorne.  As part of our commitment to partnership working we work closely with private landlords in a number of ways.

The Council launched a Landlord’s Forum on the 19 March.  The Forum was attended by over 30 private landlords who operate in Spelthorne.

The Government is proposing to introduce mandatory licensing for housing in multiple occupation (HMO).  The Council will be developing a licensing scheme for HMOs when the details of the Government proposals are known. 

The Council is developing Landlord and Tenant Surgeries whereby local landlords and private sector tenants can obtain advice and information in relation to housing conditions.  This will help highlight problems in this sector that have been difficult to reach in the past. 

As this sector has a higher proportion of unfit and seriously defective dwellings than in the owner occupied sector, such surgeries will promote understanding of tenants rights and obligations, and also of landlord’s responsibilities.

The Council is currently developing a Private Sector Leasing scheme, whereby the Council will lease properties from private landlords, and use them as temporary accommodation for homeless households.

Working with Employers

Through the newly established Key Worker Forum, the Council will work closely with key employers and housing providers in the Borough to assess and, wherever possible, meet the needs of key workers. 

Chapter 3 - Housing Need in Spelthorne 
In August 2001 the Council commissioned David Couttie Associates (DCA) to carry out a comprehensive Housing Needs and Stock Condition Survey.  A summary of the Survey is on the Council’s website.  
One of the Council’s four priorities is to make Spelthorne a better place to live.  Our research informs us that Spelthorne’s housing market is overwhelmingly dominated by owner occupation; 79% of the population own their own home of which 37% own outright, whilst 19% rent their home of which 7% rent in the private sector.  Some 90% of the population reported through our housing needs survey that their home is adequate to their needs.  Only 14% felt that their rent or mortgage was too expensive.

This reasonably positive picture must be balanced by consideration of the acute housing need experienced by a minority.  The increase in house prices has taken owner occupation out of the reach of many local people.  Our housing needs survey has identified that 87% of concealed households, largely the sons and daughters of existing residents, could not afford to buy a house in Spelthorne. Therefore there is a strong and increasing need for affordable housing, both socially rented housing and low cost home ownership.  In addition the stock condition survey (November 2001) identified 8.1% houses in serious disrepair in the private sector stock.  

Population Trends
Although Spelthorne’s population is forecast to decline, projections show the number of households will increase significantly over the next few years.

	
	1996
	2001
	2006
	2011
	2016
	2021
	Change

	Households
	37,000
	38,000
	39,000
	40,000
	40,000
	41,000
	

	Change
	
	+1,000
	+1,000
	+1,000
	0
	+1,000
	+4,000

	% change
	
	+2.7
	+2.6
	+2.6
	0
	+2.5
	+10.8


(Housing Needs Survey, DCA, 2001)

Homelessness and the Housing Register

In the period 1 April 2003 to 31 October 2003 80 households applied to the Council as homeless.  Of these, 70 were accepted as homeless.  It is anticipated that the number of homeless households will increase in the short term as a result of changes in the Council’s assessment practices.  This increase is demonstrated in the table below:

	Year
	2001/02
	2002/03
	2003/04 (to 31/10/03)

	Homelessness Decisions
	62
	131
	80

	Homelessness Acceptances
	52
	102
	70


(Housing Needs Statistics, November 2003)
At 31 March 2003, there were 2767 people on the Spelthorne Housing Register.  2105 of these required one or two bedroom properties.  568 required three bedrooms and 94 required four bedrooms or more.  

The chart below shows that while the number on the Spelthorne Housing Register has almost doubled since 1995, the number of lettings has nearly halved.  In addition, the number of new build completions is unlikely to increase.
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Affordability

As can be seen in the chart below, Spelthorne’s house prices are significantly higher than the South East region average.
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The Housing Needs Survey found that a first time buyer would need an income of at least £35,000 to buy a flat, and around £50,000 to buy a terraced house in the cheapest area.  
Although house price inflation has been slowing down over recent months, house prices are still increasing more quickly than earnings.  This means that the gap between incomes and house prices is getting wider.  At September 2003 average house prices in Spelthorne were:

	
	Detached
	Semi-detached
	Terraced
	Flat/Maisonette
	Overall

	Average Price 
	£356,075
	£232,680
	£198,395
	£185,724
	£223,587


(Land Registry, November 2003)

The Housing Needs Survey found that 3.4% of households contained another household, which was seeking independent accommodation.  This amounts to 1620 households.  It is estimated that 93% of these concealed households cannot afford to access the local housing market.
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(Housing Needs Survey, DCA, 2001)

Unsuitability of the Housing Stock

According to the Survey, most new household demand, in both the private and social sectors, is for the smaller, more affordable housing.  These properties are required to meet the needs of new forming households, address the shortfall of these smaller homes in the existing stock and to ensure that there is a mixed and balanced housing market.
The chart below shows that the vast majority (62.4%) of properties within Spelthorne are houses and bungalows.  This is well above the national average of 53%.
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(Housing Needs Survey, DCA, 2001)

Of the large sites (0.4 hectares or more) under construction at 31 March 2003, 23.8% have 1 bedroom, 58.8% have 2 bedrooms, 13.3% have 3 bedrooms and 4% have 4 or more bedrooms.  

Our recently published Supplementary Planning Guidance on Affordable Housing has stated that the Council will look for the following dwelling size mix for new developments:


1 bedroom

25%


2 bedroom

53%


3 bedroom

20%


4+ bedroom

  2%

This demonstrates that the Council is trying to address the demand for smaller units.  

The Housing Needs Survey found that nearly 15.6% of households contained somebody with a disability.  It also showed that 77% of wheelchair users did not live in suitably adapted properties.

	Disability
	1st Member of household
	2nd Member of household

	
	% responses
	% households
	Nos implied

(all choices)
	% responses
	% households
	Nos implied

 (all choices)

	Walking difficulty
	34.0
	47.6
	2,781
	20.4
	26.4
	196

	Other physical disability
	18.9
	26.5
	1,545
	25.0
	32.4
	281

	Asthmatic / respiratory problem
	16.0
	22.5
	1,311
	26.2
	33.9
	252

	Visual / hearing impairment
	12.6
	17.7
	1,034
	12.4
	16.0
	119

	Wheelchair user
	8.3
	11.7
	681
	4.9
	6.3
	47

	Mental health problem
	6.8
	9.5
	553
	7.4
	9.6
	71

	Learning difficulty
	3.4
	4.8
	278
	3.7
	4.8
	36

	Total
	100.0
	140.3
	
	100.0
	129.4
	


(Housing Needs Survey, DCA, 2001)
The Council will be further investigating the level of need for wheelchair accessible housing in order to obtain an accurate picture of need within the Borough.

Further information on housing need can be obtained from the Housing Strategy Section on 01784 446254 or 446282.

CHAPTER 4 – Addressing our Priorities
The Council has set six priorities for action for the period of this Strategy.  These priorities reflect the findings of our Housing Needs and Stock Condition Survey, as well as reflecting current regional and national priorities.  These priorities will assist the Council to meet its corporate aims of:

· making Spelthorne safer

· engaging younger people 

· making Spelthorne a better place, and 

· improving customer satisfaction 

The six priorities are:

1. Meeting the need for affordable housing,

2. Tackling & reducing homelessness,

3. Ensuring that key workers can access housing,

4. Ensuring that those who need supported housing can access it,

5. Improving the quality and sustainability of the housing stock, and 

6. Meeting the needs of black and minority ethnic people.

These priorities have been ranked by the Council’s elected Members and Spelthorne’s Local Strategic Partnership to reflect the priorities of the stakeholders in Spelthorne.

Councillors received training on housing issues and Housing Strategy staff met with the portfolio holder to discuss the various issues.  The Council’s Executive had lengthy discussions about the priorities.   Following extensive consultation with the Local Strategic Partnership, the Housing Strategy went back to the Executive to be endorsed by the Councillors.

Each priority is linked to at least one of Spelthorne Borough Council’s Corporate Priorities.


PRIORITY 1:

Meeting the need for affordable housing

Linked to ‘making Spelthorne a better place’


In trying to meet the need for additional affordable homes, we work with selected Housing Providers/Associations (called ‘preferred partners’) who work to help deliver the aims of the Housing Strategy. These partners were selected based on their commitment to equal opportunities, their housing management standards and their capacity to deliver the sizable housing programme that was envisaged. The Council will, in 2003 be reviewing which partners it works with, and new partners will be considered against their ability to help meet the Councils new strategic aims within the limited resources available. This is mentioned in more detail under Financing Our Priorities 

However, as we aim to deliver the Councils Number one housing priority, we face a number of significant constraints. The main constraint is the abolition of Social Housing Grant, which may have a number of effects. It may reduce aggregate housing output as schemes become unviable and are put to other uses. We also expect there to be an effect on the residential land markets, with an anticipated drop in value of some sites, as Planning Policy still requires the delivery of affordable housing. These effects may increase the amount of innovation needed to deliver new schemes.

It is anticipated that all new-affordable housing will now be delivered through; the planning system; through Housing Associations bringing forward sites, and through the development of town centre sites. 

A consultation draft revision to the Local Plan has set a target to achieve 345 affordable units until 2006 i.e. approx 115 affordable units per annum.  This is based upon all sites above 0.5 hectare or 15 units being required to provide an affordable housing contribution. The affordable housing requirement thereafter will be updated as part of the formal review of the Local Plan. 

Achievements during 2002/2003

· Negotiated 40 units of affordable housing at Ashford Hospital site.  This is now on site. 

· Negotiated 36 units of affordable housing at Commercial Road Depot site.  This is now completed.

· Funded the purchase of 33 residential properties from the open market for use as affordable rented accommodation.

· Funded over £14 million worth of affordable housing development together with housing associations.

	Option Considered 
	Approved or Rejected
	Reason
	Costs

(£)

	Continue to Fund Street Purchase Programme as agreed (prior to abolition of Social Housing Grant)
	Rejected
	Cost to the Council would be unsustainable.
	10 million pa

	To fund all new Housing Development on S 106 sites, at the 100% TCI.
	Rejected
	Estimated cost would be prohibitive.
	5 million pa

	To attract regional investment into the Borough.  Inward investment for housing purposes.
	Being considered
	Cost to the Council would be housing families from outside the Borough, but would allow more indigenous families to be housed.
	Officer time

	To set aside receipts from the Right To Buy Sales for housing investment purposes.
	Accepted
	Cost to the Council would be loss of receipts for other purposes.
	500k pa

	To maximise affordable housing output through increasing RSL subsidies, reviewing rent levels and lowering land costs.
	Agreed to pursue
	Costs relate to commissioning consultancy services.
	10k

	To review preferred partners and joint commissioning arrangement.  This could be done through testing the market to ensure value for money.
	Accepted
	To ensure that our preferred partner RSLs work with us to achieve our objectives and provide the best level of value for money. 
	Officer time


For more information on affordable housing please contact the Housing Strategy Section on 01784 446282 or email j.cosgrove@spelthorne.gov.uk

PRIORITY 2:

Tackling & Reducing Homelessness

Linked to ‘making Spelthorne a better place’ and ‘improving customer satisfaction’


Homelessness in Spelthorne is increasing.  Between March 2002 and March 2003, the number of homeless acceptances nearly doubled from 52 to 102.  It is anticipated that this figure will continue to increase, hence the Council will promote preventative measures.

Achievements during 2003 

· Rentstart for Families – deposit guarantee/rent in advance scheme to enable families with children to rent a property in the private sector.  Provided by Spelthorne Rentstart with a target of assisting 24 families per year.
· Floating support scheme for single people placed into bed and breakfast accommodation provided by Surrey Community Development Trust (SCDT).

· Homeless Households Family Mediation Pilot Project (partnership with Surrey Family Mediation Services) aiming to prevent and/or delay homelessness from licencee exclusions and non-violent relationship breakdown. 
· Increased funding for specialist housing advice training for Housing Needs staff.  
Options for the future

	Option Considered
	Approved or Rejected
	Reason
	Costs

	Establish improved management/support service for Apex’s temporary accommodation (TA) provided by SCDT 4-person staff team under a 3-way agreement.  
	Approved
	This will enable better and faster use of the TA properties instead of B&B.
	£242,171 over 2 years.

	Enter into agreement with an appropriate provider selected through a competitive process facilitated by consultants of a Private Sector Leasing portfolio of between 20 and 40 units.  
	Approved
	Will increase the supply of temporary accommodation.
	£252,549 over 2 years.

	Prevention initiatives for all possible causes of homelessness.


	Rejected
	Decided to concentrate resources on new initiatives to tackle the causes with the highest incidence in the Borough
	

	Establish a Housing Options Package for homeless applicants
	Approved
	To give homeless applicants some temporary accommodation choices
	£101,000 over 2 years.

	Establish a Homelessness Task Group jointly with Runnymede Borough Council involving representatives of interested agencies.
	Approved
	To work on taking forward the homelessness agenda.
	Staff resources.

	Pilot the provision of an officer in Housing Benefits dedicated to homelessness prevention casework.
	Approved
	To support customers with finding and keeping accommodation by maximising benefit entitlement and the use of Discretionary Payments.
	£28,600 per annum.


For more information on homelessness please contact the Housing Needs Section on 01784 446382 or email p.carey@spelthorne.gov.uk

PRIORITY 3:

Ensuring that key workers can access housing

Linked to ‘making Spelthorne a better place’


In 2001 the Council carried out research into key worker housing needs in order to determine the extent of the problem within the Borough.  There was no doubt that recruitment of key workers was a problem for employers. The local health sector, and to a lesser extent the police service were experiencing recruitment problems. The survey found that recruitment and retention poses a very significant problem for schools, with 38% of local schools reporting serious recruitment problems.

The research found many local schools struggled to meet the national curriculum due to recruitment problems. To cope, schools had no choice but to rely on supply teachers, or lowered the academic experience / quality of staff to fill a post. 

Achievements during 2003 

· We have established a Key Worker Forum, consisting of representatives of housing associations, Surrey County Council, Spelthorne’s Planning colleagues and public sector employers.  The Forum has produced a list of actions which will assist with the implementation of the Key Worker Strategy.  

· The Council has amended its allocation policy to allow 10 units to be allocated to teachers in Spelthorne.  We have met with other local authorities, as well as Four S, the new organisation comprising the former Surrey Education services of Commissioning and Contract Management, Curriculum & Management Consultancy, Education Finance, Education Personnel, Governor Services and Technology Support for Learning.  We are currently developing a procedure for selecting and nominating these teachers.

· The Council meets regularly with other Surrey Boroughs, through the Surrey Key Workers Group and the Surrey Enabling Officers Group, to discuss Surrey wide progress on key worker housing and to discuss good practice.

· The Council has enabled the development of 47 new homes for key workers through working in partnership with The Apex Group and Airways Housing.
Options for the future

	Option Considered
	Approved or Rejected
	Reason
	Costs

	Allocate all new completions to key workers.
	Rejected
	This would limit the Council’s ability to meet the needs of other groups, such as homeless people and those living in poor housing conditions.
	N/A

	Consider the possibility of a joint key worker housing register.
	Approved
	This would enable key workers to register their need for housing with one organisation, yet be considered by all.  This would simplify the process of accessing assistance and ensure that needs could be monitored.
	Staff time and additional costs shared between partners.

	Develop publicity material to raise awareness of housing options for key workers.


	Approved
	Some RSLs feel that the take up of key worker assistance has been lower than it could be due to a lack of awareness.
	£200


For more information on key worker housing please contact the Housing Strategy Section on 01784 446254 or email g.campbell@spelthorne.gov.uk
PRIORITY 4:

Ensuring that those who need supported housing can access it.

Linked to ‘making Spelthorne safer’, ‘engaging younger people’, making Spelthorne a better place’, improving customer satisfaction’.

Analysis of Need for Support

Women at Risk of Domestic Violence:

Police statistics show that Spelthorne has the highest rate of domestic violence per 1000 people in Surrey.  In 2002/2003 there were 309 domestic violence crimes in Spelthorne.  Of these, 106 were repeat crimes.  In addition to this, there were 354 reported domestic violence ‘incidents’.  Of these, 65 were repeat incidents.

During the 15 months from January 2001 to April 2002, Surrey Women’s Aid received 565 requests for refuge.  Of these, 79 were given accommodation in the North West Surrey refuges.

At 20 June 2003 there were 14 women who had been accepted as homeless in Spelthorne due to domestic violence, but had not yet been permanently rehoused.

Teenage Parents:

At 20 June 2003 there were 27 16-19 year old parents on the housing register.  Of these, 4 were 16 or 17 years old.  

In 2002 David Couttie Associates produced a report on teenage parents in Surrey.  This detailed numbers of teenage parents and looked at some examples of supported housing.  It is felt by some that the numbers of teenage parents given in the report do not accurately reflect the true situation.  In order to get a more accurate picture of the numbers of teenage parents in Spelthorne, the Council is working with a local outreach worker, who will submit monthly figures, detailing the number of clients she is dealing with.  

Achievements during 2003 

· Established Supported Housing Forum.  This brings together RSLs, support providers, the Supporting People Team and the Council to discuss issues relating to the implementation of Supporting People and any emerging supported housing needs.  

· Held consultation meetings in summer of 2003 looking at the following areas:

Teenage parents

Domestic violence

People with multiple needs

Learning disability

The meetings were attended by a number of interested organisations and the outcome of these meetings will help the Council to shape its future policies in relation to these areas.

· Committed to providing 71 units of supported temporary accommodation, including supported housing for teenage parents and other vulnerable people who require support accommodation.  
· Carried out research into provision for people experiencing domestic violence in Spelthorne through meeting with a number of agencies.

· Committed £45,000 towards a domestic violence outreach service, in conjunction with Runnymede and Elmbridge Crime and Disorder Reduction Partnerships.

· Produced a draft “Housing and Domestic Violence” Strategy.

· Produced report on the ability of the Housing Strategy to tackle drug use in Spelthorne, and currently looking at supported housing options for drug users.

Options for the future

	Option Considered
	Approved or Rejected
	Reason
	Costs

	Establish domestic violence refuge in Spelthorne. 
	Rejected
	Although refuges play an important role in providing safe, supported accommodation for women fleeing domestic violence, the Council feels that such accommodation is not always appropriate, particularly when children are involved.
	N/A

	Purchase properties and establish network of medium-stay ‘safe-houses’ with floating support.


	Approved
	The Council is keen to see a network of mainstream, medium-stay houses across Surrey and would like to contribute towards this.  This would compliment the existing refuge facilities and provide a range of property options for those fleeing domestic violence.
	Approx. £500,000 Capital plus revenue funding for support through Supporting People.

	Provide additional units of supported accommodation, exclusively for teenage parents.


	Rejected
	The proposed supported accommodation should meet the needs of teenage parents requiring support.  In addition to these units, Spelthorne Borough Council also has access to supported housing for teenage parents in Chertsey, run by Life Housing.
	N/A

	Provide housing training for support workers who work with vulnerable groups.
	Accepted
	This will ensure that those who work with particular groups such as teenage parents, people suffering from domestic violence and ex-offenders have a basic understanding of housing issues and can provide accurate basic advice.


	Officer time – will be provided by Spelthorne Borough Council staff.

	Work with Local Implementation Team for Learning Disability to develop joint housing and support strategy.
	Accepted
	This cross boundary approach with Elmbridge and Runnymede Borough Councils will assist in providing a coordinated approach and to providing a range of housing options.


	Officer time initially.


For more information on supported housing please contact the Housing Strategy Section on 01784 446254 or email g.campbell@spelthorne.gov.uk
PRIORITY 5:

Improving the Quality and Suitability of the Housing Stock 

Linked to ‘making Spelthorne a better place’, and ‘improving customer satisfaction’


Preventing Unfitness and Further Decline

The 2001 house condition survey estimated that there is a small number of unfit properties (1.4% or approximately 532 houses).  

The survey identified that approximately 2,550 (6.7%) properties are seriously defective. These are properties that, without intervention and significant expenditure, have the potential to descend into unfitness.

The survey estimates the cost to remedy unfitness in the Borough at £2.4m and to remedy serious disrepair at £18.41m. The survey found that the highest cost of repair is for older properties, pre- 1919, and also highlights significant costs to remedy defects in houses constructed between 1919 and 1945.  

The House Condition Survey highlights the highest level of unfitness and serious disrepair as being in the private rented sector (approximately 410 properties).

Although the level of unfitness is low compared to the national rate of unfitness for all housing stock (which is 7.6%), the authority is committed to improving these properties that are unfit for habitation and have made this a priority area. The Authority recognises that additional intervention to prevent further decline into unfitness as necessary.

Improving Homes for the Elderly and Disabled 
Residents aged 75 and over will, by 2011, amount to 8955 people, and this represents more than 10% of the population, 8,955 people. This is a 36% increase for this age group. The authority expects an increase in the needs for aids and adaptations over this period, and will work with its partners to meet this need.

Continuous Improvement in Private Sector Housing

Although the Authority recognises that responsibility to maintain homes to a decent standard lies primarily with the owner, we will continue to intervene to assist owners who cannot afford to carry out necessary work. 

The results of consultation for the Council’s Private Sector Renewal Strategy identified strong support for maintaining the current system of providing grant assistance for the most vulnerable residents, but found that there was also scope and support for providing other forms of assistance – such as equity release loans.

Working with Private Landlords

The Council held its first Private Landlord’s Forum in March 2003.  The event was attended by over 30 landlords and received extremely positive feedback.  These meetings now take place every six months and feature speakers and workshops covering a range of issues, including HMO licensing, Housing Benefit advice and empty homes.    

Licensing Houses in Multiple Occupation is a scheme whereby all houses in multiple occupation (including flats, hostels and bed and breakfasts) will be licensed by the Council, and where conditions relating to the safety of the residents, management of the property and condition of the property are monitored.  Benefits to the community will be improved safety of those living in such accommodation. 

Tackling Empty Homes

In 2001, the Council carried out research to identify the number of empty homes in the Borough. This was to review how many there were and what impact such properties were having. The main sources of data used were Council Tax records.

The research found that there were approximately 750 empty homes across the Borough – representing 1.9 % of all homes. The Council has now formally adopted an Empty Homes Strategy, and set a target to bring back into occupation 10 homes per year.  

As part of the corporate structure changes in June 2003, the Council’s Management Team formally recognised the importance of bringing empty homes into reuse by placing Empty Home responsibility with the private sector housing team and by agreeing to additional resources to bring empty homes into reuse.  An article was placed in the Council’s Borough Bulletin, asking residents to let us know of empty homes in their area.




Achievements during 2002/2003 
· The Authority works in partnership with Surrey County Council and the Apex Home Improvement Agency to provide disabled facilities grants as efficiently as possible for residents from the three agencies.  

· The Council currently has a number of initiatives in place to address poor conditions found in the private sector stock and to meet the needs of disabled residents who require adaptations to their homes.  

These include: 

- Providing a comprehensive information pack to residents whose properties are unfit or in serious disrepair, supported where appropriate by the provision of renewal grants and loans. 

- The use of mandatory and discretionary disabled facilities grants to assist disabled residents to adapt their home to meet their needs and promote independence.  

· The Council visits private rented properties to assess conditions, offer advice, and take enforcement action if necessary to bring properties up to a satisfactory standard.  

· Up to July 2003, four empty properties have been brought back into use as a direct result of action by the Council.

· The Council works closely in partnership with the Apex care and repair Home Improvement Agency who assist homeowners and private tenants who (because of age, disability or low income) have difficulty maintaining their properties.

· In 2002/3, the Authority approved 124 disabled facilities grants, approved 13 renovation grants, approved 46 home repair assistance grants and took action to make 41 unfit houses fit to live in.  The Council funded approximately £764,000 worth of private sector improvements in the year 2002/3.
· The Council is in the upper quartile nationally with regard to the percentage of unfit private sector dwellings made fit or demolished as a result of action by the Council.
· We are one of the first Authorities in the country to have launched the Houseproud equity release loan scheme and officers remain on the National Steering Committee to develop the scheme to be used throughout the country.  Since the formal launch of the scheme in March 2003, 100 residents have requested information about the scheme and 23 residents have advised us they would like to take part in the scheme.
· We published our revised private sector housing strategy in January 2003.  National, Regional and local priorities and Government guidance were taken into account when drawing up the Strategy.  The options considered and approved are set out below.  

Options for the Future
	Option Considered
	Approved or Rejected
	Reason


	Costs



	Continue to offer renovation grants to £20,000.


	Rejected
	This would restrict the level of private sector renewal that could be carried out - only small number could be assisted.


	

	Offer renewal grants up to £5,000 for vulnerable groups and for urgent works.


	Approved
	This recognises that we have a duty to assist residents with no means living in unfit accommodation to bring their homes to a standard where they are fit to live in.


	£84,600 over 3 years.

(2004-7)

	Work with not for profit agency to enable equity release loans from private sector.


	Approved
	This allows the Authority to increase level of private sector renewal, assist residents to undertake repairs/adaptations and improvements of their choice while assisting them with set up costs, advice and good quality builders.


	£50,000 per annum.



	Grants for landlords to improve their properties.


	Rejected
	It is considered that landlords operating businesses should ensure that tenants properties are suitable for use.


	

	Employ additional resources to deal with empty homes.


	Approved
	The Authority is committed to ensure maximum use of all residential properties in the area.  An Empty Homes Officer will work to bring our 2% of empty homes back into re-use.


	18 month post - £55,000

	Work with Home Improvement Agency to increase private sector renewal and adaptations for disabled residents.


	Approved
	We will continue to develop and work closely with Apex Care and Repair Agency.  The agency is jointly funded by the Council, Social Services and the Primary Care Trust.  It employs a private occupational therapist to assess needs of disabled residents, a technical manager and a caseworker to process grants and House Proud loans for residents.
	Renewal budget:

£474,700 over 3 years. (2004-7)

DFG budget:

£1,297,506 over 3 years (2004-7)

	Provide advice, information and guidance to landlords and where appropriate take enforcement action against landlords of privately rented accommodation who fail to meet minimum standards.
	Approved
	This action will ensure that tenants in private rented accommodation live in housing which meets the decent homes standard. 
	Existing resources.


For more information on improving the quality of our housing please contact the Environmental Health and Building Control on 01784 446377 or email k.cregan@spelthorne.gov.uk
PRIORITY 6:

Meeting the needs of black and minority ethnic people
Linked to ‘making Spelthorne a better place’ and improving customer satisfaction’

The black and ethnic minority households in the sample indicate that Spelthorne has a black and ethnic minority population of 6.5% (almost double the size the Council previously estimated). Eight specific groups were identified, the largest groups were: Irish (21%), Indian (19.9%), ‘other’ (19.9%) and Bangladeshi (13.2%). 

Respondents were asked to indicate if any member of the household had a disability or long term limiting illness. 15% of the black and ethnic minority sample had a member of their household with a disability or long-term illness, lower than in the main DCA survey (15.6%). In the majority of cases only one person was affected.  In 6 cases 2 members of the household had a disability or long-term illness. 

Respondents were asked to indicate if there were reasons which prevented them from moving. 29 respondents indicated that they wished to move but could not. A total of 42 responses were given, an average of 1.4 per respondent. Reasons for wishing to leave the Borough are given below:

	Bme Households
	Nos.
	% cases
	All 
H/Holds %

	Employment
	6
	25.0
	29.8

	Family
	6
	25.0
	26.2

	Lack of suitable shops / leisure
	1
	4.2
	5.4

	Education
	3
	12.5
	10.1

	Lack of affordable housing
	8
	33.3
	28.9

	Safety / fear of crime
	0
	0.0
	7.3

	Poor quality neighbourhood
	2
	8.3
	13.3

	Anti social behaviour/neighbour problems
	4
	16.7
	9.3

	Lack of high quality housing facilities
	1
	4.2
	7.5


Main findings from the survey:

· The majority of black and ethnic minority households who responded to the DCA survey are living in 2 and 3 bedroom accommodation, 22% and 47% respectively. 

· 16.4 % are living in 4-bed accommodation.

· 57% are living in detached (37%) housing or semi-detached (19.3%) housing.

· Less than 1% are living in bedsits or mobile homes.

·  black and ethnic minority households appear to have access to a wide range of facilities

· 16% of black and ethnic minority households said their home was inadequate (compared to 10% in the general population). Of those 65% said their housing was inadequate because it was too small (as compared to 81% of the general population).

· There were two cases where five people were living in 2-bedroom accommodation and four cases where six people were living in 3-bedroom accommodation indicating a low instance of over-crowding amongst black and ethnic minority households.

· A lower proportion of black and ethnic minority households (36.7%) are on the lowest incomes, i.e. below £20,000, compared to all households (40.7%).

· In giving reasons for wishing to leave the Borough, lack of affordable housing was indicated by 33.3% of black and ethnic minority  households responding, a slightly higher level than the 28.9% in the main DCA survey.
Black and ethnic minority groups in Spelthorne are slightly higher paid, on average, than other households. However, black and ethnic minority households fared just slightly worse that general households (identifying lack of affordable housing as their number one reason for leaving the Borough) in housing terms, and slightly higher numbers of black and ethnic minority households felt their home was inadequate. 

There seems no real justification to make special provision for black and ethnic minority groups within the allocation scheme as the Council’s own monitoring has identified that an average of 6.1% of past nominations has gone to black and ethnic minority groups.

Achievements during 2002/2003

· The Council offers access to translation services provided through an arrangement with the London Borough of Hounslow. 

· The Council has achieved level 1 of the equality standard for local government (which sets out a framework for tacking equality issues) and will be working towards achieving level 2.

· The Council has made significant progress towards adopting the Commission for Racial Equality’s code of guidance for rented homes.  

· The Council has established an annual policy review programme to ensure that all housing policies and procedures comply with legislation and guidance.

· The Council is committed to ensuring that information regarding housing is available in a variety of formats and languages.

	Option Considered


	Approved or Rejected
	Reason
	Costs



	Review the qualifications for registration and nomination to social housing in the area.

	Rejected
	The Council believes that there are no directly discriminatory eligibility criteria for joining the register (for example there is no length of previous residency qualification) for those currently living in the Borough.
	Staff time

	Review the policy which states that those working (but not living) in the Borough are not eligible for Council nominations - unless they have previously lived in the Borough for at least 15 years. 
	Accepted
	This policy may lead to discrimination, and this policy is being reviewed.
	Staff time

	Attempt to engage with members of BME groups to ensure that they have equal access to housing services.


	Accepted
	Although numbers on the housing register broadly reflect the BME population in Spelthorne, it may be the case that certain groups are under represented with regard to specific services.  For example, nationally, BME women are less likely to access domestic violence services.
	Staff time


For more information on black and minority ethnic housing needs please contact the Housing Strategy Section on 01784 446254 or email g.campbell@spelthorne.gov.uk

CHAPTER 5 –Financing Our Priorities  
The Principles of Housing Investment in Spelthorne
The Council has adopted criteria used in evaluating and guiding capital investment decisions. These are to:

· meet the aims of the Government’s Community Plan and develop sustainable communities

· balance the housing market through intervention

· meet the priorities as set out in the housing strategy.

· develop a full strategic housing role

· work with other funders to make effective use of limited resources.

· satisfy and promote the principles of Best Value.

· Ensure value for money on all procurement issues

The Housing Investment Programme is funded in the following ways:

· Investment of the remaining part of the LSVT proceeds

· Private finance levered in through partnerships with Housing Associations 

· Capital receipt income generated via the sale of land and our share of the “Right to Buy” proceeds

· Grant allocation from the Housing Corporation

· Specified capital grant from central government for disabled facilities grants

· Revenue reserves arising on the closure of the Housing Revenue Account, which have been retained for housing purposes.
The Council reviewed it’s financial strategy in November 2003 and considered spending plans for the period 1 April 04 to 31 March 08.

There are many factors which affect our spending, income and use of reserves, the main ones being future levels of government grant, legislative changes and the Council’s service priorities.  It is essential that the Council’s financial strategy be regularly reviewed in order to ensure that the Council is achieving the correct balance between service objectives and future stability.

A review of financial strategy needs to cover the following areas:

· The level of services that the Council wishes to provide and the level of revenue expenditure the Council wishes to incur in the provision of those services

· The level of charges the Council should make for its services

· Assumptions on the level of Government grant (increase in line with inflation – 2.5% for 2004/05)

· The use of revenue reserves the Council wishes to use to support that level of service

· The level of Council Tax which the Council wishes to levy

· Future assumptions on interest (interest rates of 4.4% with base rate increasing in 2004/05)

· The level of capital expenditure which the Council wishes to support

· The level of reserves the Council wishes to retain to provide investment income and ensure stability for the future

· The alternative use of reserves to generate future savings

· External funding

It is assumed that the Council wishes to maintain the existing level of service.

A corporate officer group exists to act as the consultation and contact point for improving asset management in the Council, and the Head of Housing and Planning helps steer this group.
The Council sets the targets it wants to achieve in each of its service areas and then funds the initiative as to achieve the target.

For Housing, the Council believes it must discontinue the use of B&B in everything other than an emergency by 31st March 2004.  To achieve this, the Council has set up a raft of new initiatives, which it has calculated the financial consequences of and made supplementary budget provision.

The same is true of capital.  The Council has provided additional funds for private sector housing, because of its importance in local housing, but also the wider regional issue of bed blocking / independent living.

The Council has set a target of achieving 660 units of affordable housing.  In order to achieve this, we have agreed an SPG and have asked GOSE to convert our BCA to grant for the Spelthorne area via the Housing Corporation.

We are having discussions with RSL’s on how we can achieve affordable homes and have set aside resources to pump prime schemes.

In past years the housing programme related primarily to the support for the housing association building programme (SHG) and the existing satisfactory property programme (ESP).  This programme was estimated at £34.5m for the current year.  In addition to this there is a budget of £635,600 for house renovation grants.

The government abolished Social Housing grant with effect from 1st April 2003.  A transitional scheme was introduced for the current year and in the next financial year housing investment will be allocated to Registered Social Landlords (RSL’s) directly by the Regional Housing Boards.  This change has and will continue to have a significant impact on the Council’s ability to provide affordable homes, and may have an effect on revenue costs, particularly the costs of dealing with homeless families.

The options for future service delivery are as follows:

a) Using the planning system to enable development of affordable housing

b) Working with RSL’s to ensure that Spelthorne receives its share of the regional housing boards resources

c) Consider allocating some of the revenue reserves we have earmarked for social housing.

To some extent the achievability of (a) is still being tested.  As far as regional boards are concerned, Surrey is not within the development areas set out within the Regional Housing Strategy, therefore whilst it is difficult to make a judgement about the level of investment into the area, these are unlikely to be significant.  The third option is a possibility, but it will impact on the interest that we credit back to the General fund.  However, the impact of not achieving the affordable housing programme means that our ability to achieve our housing targets will be compromised.

Funding our Priorities

	Priority Number
	Initiative
	Expenditure and 

Source
	£’000’s

03/04
	£’000’s

04/05
	£’ 000’s

05/06
	£’ 000’s

06/07

	Priority One 

Affordable Housing
	Aim to support supplementary Planning 

Guidance and balance housing market.
	Capital

(Oct 2003)

Revenue Costs for testing
	1000

10
	Grant-free model being tested
	Grant- free model being tested
	Grant- free models being tested

	Priority Two

Tacking and preventing

Homeless-ness and reducing B&B use.

(Please refer to Council’s Homelessness Strategy)
	Private Leasing Scheme
	Revenue 

LA
	190
	190
	190


	

	
	Housing Direct
	Revenue  LA
	40
	40
	40
	

	
	Rent start for families
	Revenue

Gov’t / LA
	39
	39
	39
	

	
	Mediation and 

Anti-Fraud 

Initiative
	Revenue

LA
	10.5
	10.5
	10.5
	

	
	Service Improvements
	Revenue

LA
	20
	20
	20
	

	
	Fresh Start 

Scheme
	Revenue

LA
	8
	8
	8
	

	
	Under occupation scheme
	Revenue

LA
	20
	20


	20
	

	Priority Three

Supporting Key-Workers
	This is linked 

with the above 

1st priority
	Opportunity Cost of 

re-directing housing programmes.
	1000
	1000
	1000
	1000

	Priority Four

Supported Housing 
	This is linked to 

the County-wide Strategy on (domestic violence) supported housing.

Support for those in Temp Accomm.
	LA Capital (to purchase s/c temp accommodation 

for those leaving refuge accommodation. 

Revenue to be from 

supporting people. 

LA Revenue
	0

110
	300

110
	300

110
	0

110

	Priority Five

Improving the stock (through loans and grants)
	Mobility grants (DFGs)
	LA Capital Grant
	0
	
	
	

	
	Mandatory Grants
	LA Capital Grant
	1000
	425
	431
	441

	
	Discretionary and renewal grants
	LA Capital Grant
	50
	28
	28
	29

	
	Renewal
	LA Capital Grant
	139
	153
	158
	163

	
	Renewal -and equity- loans
	LA Capital Grant
	60
	50
	50
	50

	Priority Six

Meeting the needs of BME people
	This is a policy initiative.
	Revenue (staff)
	2
	2
	1
	N/a


Local Authority Enabling
The Council plays an important role in enabling RSL’s to work with private developers in the provision of affordable housing via using and understanding its influence, directing resources, the purchase and resale of land and property, and via planning obligations, such as promoting the supplementary planning guidance on affordable housing.  The Council is committed to delivering its priorities and has a strong reputation for delivering on past priorities. For example, Spelthorne has enabled the completion of over 600 affordable housing units since 1997.

Affordable Housing Completions 1997-2003
	AFFORDABLE HOMES
	1997/8
	1998/99
	1999/00
	2000/01
	2001/02
	2002/03
	Total

	New Build (gross)
	16
	108
	34
	26
	82
	64
	330

	Bought Not Built
	50
	51
	27
	45
	45
	32
	250

	Sub Total
	66
	159
	61
	71
	127
	96
	580

	Low-Cost Home Ownership (Homebuy)
	16
	6
	13
	30
	10
	6
	   81

	TOTAL
	82
	165
	74
	101
	137
	102
	661


(Spelthorne BC Planning Monitoring Report 2003)

Over the past four years the Council has invested approximately £34 million in the provision and improvement of housing, financed as follows;

Financial Expenditure 1999 - 2003.

	Capital Expenditure 
	1999/00   
	2000/01
	2001/02
	2002/03

	Improvement Grants
	718,532
	520,687
	455,759
	610,624

	Land/Dwelling Purchases
	99,743
	101,297
	3,723,039
	7,927,299

	Social Housing Grant
	2,668,353
	4,756,229        
	6,098,585
	6,248,571

	Total Expenditure
	£3,486,628
	£5,378,213
	£10,277.383
	£14,786,394


Sources of Finance

	 Credit Approvals
	£386,000   
	£551,198
	£NIL
	£50,000

	 Capital Receipts
	£2,679,336
	£4,546,144        
	£10,064,461     
	£14,470,621

	Capital Grant (SCG)
	£421,292
	£280,871
	£212,922         
	£265,773

	Housing Corporation funding of affordable housing
	£351,111
	£708,609
	£1,592,448
	£1,350,754

	Total Financing


	£3,837,739
	£6,086,822        
	£11,869,831     
	£16,137,148


In 2002/03 the Housing Investment Programme was under-spent by 12% of budget. The reason for this under-spend was that the abolition of LASHG resulted in uncertainty and delays in relation to a number of development sites.  

The previous programme was achieved through the continued use of capital receipts generated by the purchase and resale of houses and land. This provided the Local Authority with the ability of offer social housing grant on new schemes as required.

As the Government abolished Local Authority Social Housing Grant in April 2003, the Council has now had to revise its projected Social Housing Programme. In last years’ strategy, the Council had agreed to purchase 100 homes from the open market and convert these to rent. It can no longer afford to do this, and the main bulk of affordable homes will now be delivered via planning gain. The new target is 115 units per annum.

The Council provides revenue funding for other initiatives including Rentstart, Care and Repair and Home Improvement Agencies (supported by government grant) all of which are covered elsewhere in this strategy. 

Over the next four years the Council has allocated a further £6.7 million for capital investment in housing in the Borough. Details of the programme for the next four years are set out shown below including available resources. 

Future housing investment
	
	2003/04
	2004/05
	2005/06
	2006/07
	2007/08

	 PROGRAMME 
	£
	£
	£
	£
	£

	HOUSING RENEWAL 
	   1,248,700 
	      656,100 
	     667,200
	     683,500
	     699,300

	HOUSING ENABLING
	   1,561,000
	    1,000,000
	   1,000,000
	   1,000,000
	   1,000,000

	TOTAL PROGRAMME 
	   2,809,700 
	    1,656,100
	   1,667,200
	   1,683,500 
	   1,699,300

	
	
	
	
	
	

	AVAILABLE RESOURCES: 
	
	
	
	
	

	CAPITAL RECEIPTS 

B/F AT 1.4.2003 
	    5,287,900
	    3,603,200             
	     2,727,200
	    1,843,500
	    949.900

	REVENUE RESOURCES B/F AT 1.4.2003 
	    8,317,500                           
	    8,317,500   
	     8,317,500
	    8,317,500
	    8,317,500

	Resources b/f 1st April
	  13,605,400
	  11,920,700
	   11,044,700
	  10,161,000
	   9,267,400

	NEW CAPITAL RECEIPTS 
	
	
	
	
	

	RTB SHARES ETC 
	        525,000 
	        525,000 
	        525,000 
	       525,000
	      525,000

	CAPITAL GRANT (SCG) 
	        600,000 
	        255,100 
	        258,500 
	       264,900
	      271,500

	AVAILABLE RESOURCES 
	    14,730,400 
	    12,700,800 
	    11,828,200 
	   10,950,900
	  10,063,900

	
	
	
	
	
	

	PROGRAMME 
	      2,809,700
	     1,656,100
	      1,667,200
	    1,683,500
	    1,699,300

	RESOURCES 
	    14,730,400
	   12,700,800
	    11,828,200
	   10,950,900
	  10,063,900

	BALANCE OF RESOURCES
	   11,920,700 
	   11,044,700
	   10,161,000
	   9,267,400
	   8,364,600


The housing capital programme is drawn up and considered as part of the Councils overall capital programme and in the context of its Capital Strategy. The Housing and Environmental services programme, including financing, are considered by members and officers within a single report and common criteria are used. 

The ODPM has recently launched its Private Finance Initiative for New Build Construction, and Officers of the Council will be considering how this initiative could contribute towards meeting housing needs in the Borough.

Reviewing of Joint Commissioning / Preferred Partners.

The Council will imminently be reviewing its preferred partners. This is due to a number of drivers including the abolition of Social Housing Grant, the developing regional agenda, the changing role of the Housing Corporation, and the Councils ongoing need to ensure Value for Money.  Securing the maximum amount of housing possible through the planning system and delivering the housing strategy objectives will be the priority. This review will be based on ensuring value for money outcomes, ensuring we deliver homes that are barrier free where possible, and which are also safe and secure. Members of the Housing Corporation and the LSP (including the Police) are likely to be invited to assist with recommending new housing partners.

Revenue Funding 2002 - 2005

Each year the Council produces a rolling revenue budget projection based upon the Council’s approved financial strategy. The entire housing service, incorporating the 

housing strategy, housing needs, housing benefit, private sector and planning functions require significant levels of revenue funding.  This is detailed below.

	Service Costs
	Housing Needs
	Housing Strategy

	
	2002/3
	2003/4
	2004/5
	2002/3
	2003/4
	2004/5

	Expenditure

· Employees

· Running expenses 
	£

183,534

639,063
	£

   218,890

1,003,860
	£

   252,320

1,124,680
	£

133,308

144,915
	£

  96,580

140,970
	£

  78,580

216,140

	Total Expend.
	822,597
	1,222,750
	1,377,000
	278,223
	237,550
	294,720

	Total Income
	177,746
	   337,660
	   416,050
	           9
	
	

	Net Cost
	644,851
	   885,090
	   960,950
	278,214
	237,550
	294,720


	Service Costs
	Private Sector Housing
	Planning

	
	2002/3
	2003/4
	2004/5
	2002/3
	2003/4
	2004/5

	Expenditure

· Employees

· Running expenses
	£

     139,778

       68,583
	£

162,840

  83,250
	£

185,790

  85,890
	£

   602,620

   704,098
	£

    598,070

    689,790
	£

    627,690

    737,594

	Total Expend.
	     208,361
	246,090
	271,680
	1,306,718
	1,287,860
	1,365,284

	Total Income
	
	
	
	   341,063
	   398,800
	   482,700

	Net Cost
	     208,361
	246,090
	271,680
	   965,655
	   889,060
	   882,584


	Service Costs
	Housing Benefit

	
	2002/3
	2003/4
	2004/5

	Expenditure

· Employees

· Running expenses
	£

     378,362

16,188,180
	£

     411,440

17,564,220
	£

    420,030

17,879,142

	Total Expend.
	16,566,542
	17,975,660
	18,299,172

	Total Income
	15,191,140
	16,840,010
	17,111,860

	Net Cost
	  1,375,402
	  1,135,650
	  1,187,352


For the year 2002/03 the Council’s revenue expenditure on housing was within 2% of target spend for that year.

Managing and responding to Risk.  What if…
	1. What has the Council done in light of the abolition of Social Housing Grant.


	The Council has prudently reviewed its ability to deliver affordable housing and changed its plans accordingly. This has resulted in a reduction in the amount of affordable housing being planned in this Borough (from 165 units to 115). This has been necessary due to the Council having such a robust planning policy on affordable housing (which requires a contribution of 50% towards affordable housing on appropriate sites). The Council has made particular efforts to model the development of new schemes without grant (using local Chartered Surveyors), and is satisfied that that new build (section 106) schemes without grant are viable. 

To help enable new sites to come forward, the Council will be reviewing its preferred partners, to maximise development outputs and maintain the integrity of its planning policies. However land prices are likely to have dropped as a consequence of the government abolishing social housing grant. 

	2. What if housing sites are not brought foreword for new schemes, due to reluctant vendors / owners of land.
	Landowners may decide not to sell their land for housing development. The Council will be reviewing its joint commissioning partners to help lever in more cash for developments, to offer greater incentives to bring development forward, and to offer certainty to developers.

	3. What if the demand for mandatory DFGs were to increase.
	Then this would bring additional pressures on the Councils finances. The Strategic Housing Group will monitor and respond to these issues accordingly.

	4. What if the government reduced its grant rate on DFGs (currently at 60%).
	Then this would bring additional pressures on the Councils finances. The Strategic Housing Group will monitor and respond to these issues accordingly.

	5. What if there is an increase in homelessness
	Then this would bring additional pressures on the Councils finances. The Strategic Housing Group will monitor and respond to these issues accordingly.

	6. What if there are appeals on planning decisions
	This a ‘risk’ – but we can not be ‘risk adverse’ in this area. It is the Councils highest priority.

The Council will defend its policies which are robust and based on good evidence.

We have an excellent record in defending our policies.

	7. What if the Regional Housing Board decides not to support Spelthorne’s very robust approach to securing affordable housing.
	We join borders with two London Authorities and share many of the worst housing pressures. Many of our policies are aligned with the regional strategy and will work strategically to bring resources to the Borough, which will assist the region as a whole. But there are risks here which need to be monitored.

	8. What if we do not manage our resources well?
	We will develop a framework within which local decision making can operate with respect to the matters now covered by the [draft] Prudential Code. 

This ensures transparency and accountability for the decisions taken, and provides assurance to the government and devolved administrations, and to local taxpayers on the affordability and prudence of the decisions taken. It supports local strategic planning, asset management planning and option appraisal; thereby significantly contributing to the modernization agenda and best value in service delivery.

The Council will also be linking its asset management strategy to assist with the housing strategy objectives.

	9. What if there are unforeseen changes to legislation.
	The Strategic Housing Group will monitor legislation. The Finance Director and Strategic Director chair this jointly, with updates to the scrutiny and review Committee as required.

	10. What if we fail to manage our performance?
	The Housing Strategy Group will ensure: Quarterly monitoring of progress are reported to the management team and the Council’s Executive and ensure;

Action Plans that are SMART

Monitoring that ‘watches’

Benchmarking that’s ‘useful’ & finds best practice

Reporting progress - keeping ‘members’ informed

Reviewing Policies – ensuring ‘relevance’

Integrating – national - regional – local - agenda’s
Evaluating ‘impact’ of policies (BME policies - empty homes, private sector strategy)

We Learn – as an organisation

We cultivate - innovation – and confidence in staff


Relevant Documents and Contacts
www.spelthorne.gov.uk
Spelthorne Council’s Main web page
	Document
	Contact

	Commission for Racial Equality Code of Guidance on Rented Housing
	www.cre.gov.uk

	Crime & Disorder Reduction Strategy

2002 - 2005
	Tim Kita, Head of Communications & Community Safety – 01784 446243

E-mail t.kita@spelthorne.gov.uk
www.spelthorne.gov.uk

	Community Strategy
	Tim Kita, Head of Communications & Community Safety – 01784 446243

E-mail t.kita@spelthorne.gov.uk
www.spelthorne.gov.uk

	Customer Service Strategy
	Richard Wilkinson, Head of Customer & E-Government – 01784 446286

r.wilkinson@spelthorne.gov.uk 

www.spelthorne.gov.uk

	E-Government Strategy
	www.e-envoy.gov.uk 

	Empty Homes Strategy
	Karen Cregan, Head of Environmental Health & Building Control – 01784 446377

k.cregan@spelthorne.gov.uk
www.spelthorne.gov.uk

	Fuel Poverty Strategy
	Haithan Askar, Senior Environmental Projects Officer – 01784 446310

h.askar@spelthorne.gov.uk 

www.spelthorne.gov.uk 

	Health Promotion Strategy
	Karen Cregan, Head of Environmental Health & Building Control – 01784 446377

k.cregan@spelthorne.gov.uk
www.spelthorne.gov.uk

	Health & Social Services Delivery Plan
	North Surrey PCT, Bournewood House, 

Guildford Road, Chertsey, Surrey, KT10 0QA, 01932 872010 

	Homelessness Act 2002
	www.odpm.gov.uk 

www.hmso.gov.uk

	Homelessness Strategy
	Paul Carey, Housing Needs Manager – 01784 446382

p.carey@spelthorne.gov.uk
www.spelthorne.gov.uk

	Housing Capacity Study
	John Brooks, Assistant Head of Planning – 01784 446346

j.brooks@spelthorne.gov.uk
www.spelthorne.gov.uk

	Housing & Domestic Violence Strategy
	Gillian Campbell, Housing Strategy Officer, 01784 446254

g.campbell@spelthorne.gov.uk
www.spelthorne.gov.uk 

	Housing Needs Survey 
	Julian Cosgrove, Housing Strategy Manager – 01784 446282 

j.cosgrove@spelthorne.gov.uk
www.spelthorne.gov.uk

	Housing & Support Strategy for People with Learning Disabilities in Surrey


	www.surreycc.gov.uk  

	Implementing Electronic Government
	Richard Wilkinson, Head of Customer & E-Government – 01784 446286

r.wilkinson@spelthorne.gov.uk 

www.spelthorne.gov.uk 

	Key Worker Strategy
	Gillian Campbell, Housing Strategy Officer – 01784 446254

g.campbell@spelthorne.gov.uk 

www.spelthorne.gov.uk 

	Local Plan
	John Brooks, Assistant Head of Planning – 01784 446346

j.brooks@spelthorne.gov.uk 

www.spelthorne.gov.uk 

	Planning Policy Guidance 3
	www.odpm.gov.uk 

	Private Sector Renewal Strategy
	Karen Cregan, Head of Environmental Health & Building Control – 01784 446377

k.cregan@spelthorne.gov.uk 

www.spelthorne.gov.uk 

	Quality & Choice – A Decent Home for All
	www.odpm.gov.uk 

	SEEDA Regional Economic Strategy 2002-12
	www.seeda.gov.uk 

	South East Regional Housing Strategy
	www.go-se.gov.uk 

	Supplementary Planning Guidance
	John Brooks, Assistant Head of Planning – 01784 446346

j.brooks@spelthorne.gov.uk 

www.spelthorne.gov.uk

	Surrey Domestic Violence Strategy
	Barbara French, Domestic Violence Strategy Implementation Manager 

Barbara.French@surreycc.gov.uk 

surreycsu.org.uk  

	Surrey Structure Plan
	www.surreycc.gov.uk  

	Surrey Supporting People Strategy
	www.surreycc.gov.uk  

	Sustainable Communities: Building for the Future
	www.odpm.gov.uk 



[image: image8.wmf] 


If you would like a copy of this Strategy in large print or another format please contact Gillian Campbell, Housing Strategy Officer, on 01784 446254 or email g.campbell@spelthorne.gov.uk
Spelthorne Borough Council

Council Offices

Knowle Green

Staines, TW18 1XB
Housing Associations and Housing Corporation


Has a joint commissioning arrangement with Apex, Airways, Threshold and Thames Valley Housing Associations.


Co-ordinates joint housing register.


Holds regular meetings with the Housing Corporation.


Is setting up a Housing Management Forum.








Working In Partnership





Spelthorne’s Housing Priorities





Ensuring that key workers can access housing	





Ensuring that those who need supported housing can access it





Meeting the need for affordable housing





TEN YEAR VISION


“a place where people are fully engaged and are both respected and respectful, promoting an environment that is healthy, safe, inclusive, prosperous and sustainable.”








A CORPORATE APPROACH


The Council has always had a strong corporate focus, with integrated working between different departments and a culture of positive performance management and innovation.  


Housing strategy is now overseen by the Corporate Strategic Housing Group which has input from several departments within the Council.  








Spelthorne’s Housing Priorities





Improving the Quality and Suitability of the Housing Stock





Meeting the needs of black and minority ethnic groups





Tackling & reducing homelessness





Tenants and Residents


Attends tenants and residents groups.


Consulting on housing strategy.


Provides grants to tenants groups.








Police and other Partners


Provides Community Wardens in partnership with Apex, Airways and Metropolitan Housing Associations.


Co-ordinates Community Action Incident Group initiative to tackle anti-social behaviour.


Provides domestic violence outreach service in partnership with Elmbridge and Epsom and Ewell Councils.





Supporting People Team


Co-ordinates Supported Housing Forum bringing together RSLs, support providers and Supporting People Team.


Holds regular discussions with Supporting People Team regarding future supported housing needs.





Social and Probation Services 


Co-ordinates Spelthorne Accommodation Referral Panels, which take a planned approach to housing people with mental health needs, learning disability and ex-offenders.








Voluntary Sector


Supports Rentstart and works closely with them to help single people, couples and families.


Works with SCDT to provide support for vulnerable people.


Partnership with Age Concern and Help the Aged through Spelthorne Energy Partnership in Action.


Provides office accommodation for several voluntary organisations.





SPELTHORNE BOROUGH COUNCIL





Private Landlords


Established Private Landlord’s Forum.


Developing voluntary accreditation scheme.


Developing landlord and tenant surgeries.








Employers


Carried out employers survey to establish key worker needs.


Established Key Worker Forum to assess and meet the needs of key workers.








North Surrey Primary Care Trust


Supports Health Improvement Plan.


Developing Extra Care scheme to reduce delayed discharge from hospital.








Other Local Authorities


Developed homeless hostel with Elmbridge and Runnymede.


Runnymede and Spelthorne Community legal partnership.


Considering joint private landlords forum with Runnymede Council.


Joint homelessness review and task group with Runnymede Council.


Through Surrey Enabling Officers Group the Council is working on joint monitoring of RSLs and a joint approach to tackling empty homes.








LINKING LOCAL, REGIONAL & NATIONAL PRIORITIES


The Council recognises that many of the issues which are important in Spelthorne are also significant regionally and nationally. 


 





SPELTHORNE COMMUNITY PLAN AND TEN YEAR VISION


The Community Plan with its vision, key themes and action areas underpins all the Council’s own strategies and activities, including its housing strategies, and is the driver for individual service plans.








BEST VALUE


The Council has always accepted the need for continuous improvement and fully embraces the concept of Best Value.  The recent Audit Commission Best Value inspection which has highlighted a number of areas where we are performing well, but also a number of areas for improvement.  As a learning organisation, we will ensure that we make the best use of the comments received from the Audit Commission.  








CONSULTATION


To commit to full and open consultation with all sections of the community.


To select methods of consultation which are appropriate to the issues under consideration.


To report back the results of any consultation undertaken.


To use the results of any consultation undertaken to inform the decisions it has to make.








CUSTOMER SATISFACTION


We must monitor customer satisfaction in order to ensure that our services meet the needs and expectations of all our customers.





PERFORMANCE MANAGEMENT


This is essential in order to ensure continuous improvement.





LOCAL STRATEGIC PARTNERSHIP


Consists of local organisations from the public, voluntary, business and community sectors and produced the Community Plan.  It was responsible for ranking the Housing Strategy’s priorities.





Modernising Government





The Housing Strategy





CORPORATE PRIORITIES


Making Spelthorne Safer


Engaging Younger People in Spelthorne


Making Spelthorne a Better Place


Improving Customer Satisfaction with Spelthorne’s Services


















































MAINSTREAMING COMMUNITY SAFETY


In order to improve community safety it must be mainstreamed into the work of the Council.





Quite satisfied or very satisfied (75%)





Neither satisfied nor dissatisfied (7%)





Quite unsatisfied or very unsatisfied (19%)





E-GOVERNMENT


The Council is committed to further development of electronic services.





Regional & National Context





Under the Race Relations Amendment Act 2000, public bodies have a legal duty to tackle unlawful discrimination and promote good relations between people of different races.  





The 2002 South East Regional Housing Statement states that local authorities should





Develop comprehensive strategies across all housing tenures to better respond to the housing needs of all BME groups in their area.


Forge links with BME groups.


Consider implementing community and local initiatives to promote diversity and address racism.


Ensure that support services take into  account cultural and religious sensitivities in their design.





Local Context





As part of the Council’s commitment towards ensuring an inclusive community, the Council commissioned primary research into the needs of black and ethnic minority groups as part of the Borough’s Housing Needs and Stock Condition Survey (2001). The previous estimate on the size of the black and ethnic minority population in Spelthorne was 3.5%, but little knowledge on their needs existed.





The Council now has statistical data on black and ethnic minority households covering incomes, housing conditions, special needs etc. 





This data will help inform the Supporting People team in planning support needs, and a context in which the Council can assess its other policies and priorities, especially housing. 








Local Context





According to 2002 housing association performance indicators, 17.9% of registered social landlords properties in Spelthorne do not meet the decency standard.  This is below the national average of 19.5%.  Apex, the largest RSL operating in the Borough, has an action plan in place to ensure that all its properties will meet the Decent Homes Standard by 2006.  The Council will monitor the performance of Housing Associations in this area through the Housing Management Forum.


  


One of the priorities of the Borough is to make Spelthorne a better place.  As the majority of the housing stock in the Borough is owner-occupied, it is of real importance that the Council has clear policies in place to encourage, and where necessary assist, owners to carry out any necessary repairs and improvements to their houses.





To assist the Council in developing its private sector renewal policies a comprehensive joint housing needs and house condition survey was undertaken in 2001.





Following the survey and a rigorous Best Value review of the private sector housing service, an improvement plan has been adopted and the private sector housing strategy has been revised.  This will help the Authority meet its long-term aims and objectives. 








Regional & National Context 





In 2002 the Government published ‘Quality and Choice: A decent home for all’ with the objective of ensuring that everyone has the opportunity of a decent home.





The Government has set a target to ensure that all social housing meets decency standards by 2010.  The Borough supports this goal and is working to try and ensure that all residents, regardless of tenure, live in a decent home.   A decent home is defined as one that is wind and weather tight, warm and has modern facilities.  





Quality and sustainability of the housing stock is also a priority within the South East Regional Housing Strategy.





Local Context





The Council is committed to meeting the needs of those least able to help themselves, and of monitoring the situation of different groups as they reach different stages of need.





It is tackling this through the Spelthorne Supported Housing Forum and consultation with various agencies.





In addition to meeting Surrey wide and national priorities, the Council will assess the need for further development of barrier free housing within Spelthorne.





 Regional & National





The Surrey Supporting People Strategy has highlighted five priority areas which are viewed as priorities, both across Surrey and within Spelthorne.  These are:





women at risk of domestic violence


young people and care leavers


frail elderly people


clients with multiple needs


people with learning disabilities 





The Regional Housing Strategy states that homelessness and supported housing are inextricably linked.  In order to address homelessness we need to assist people to sustain tenancies.  This means ensuring adequate support for those who need it.


 


Tackling domestic violence and teenage pregnancy are national priorities. 





Regional & National Context





In “Sustainable Communities: Building for the Future”, the Government states that 





“Exit and employer surveys suggest that one in five key workers who leave their jobs do so for housing-related reasons”.





The needs of key workers and their inability to meet their own needs from the market are acknowledged to be serious problems across Surrey.  The Council supports the aims of the Surrey wide “Housing to Underpin Economic Success” report.  The Council’s Executive recently backed the report and expressed a commitment to working towards addressing the problems. Assisting key-workers is both a government aim and regional policy. 








Local Context





The issue of key workers is of major concern across the South-East.  





The Government has targeted significant resources towards meeting the needs of key workers through the Starter Home Initiative.  This is being administered locally by Thames Valley Housing Association (TVHA), which (up to June 2003) has successfully assisted 16 Spelthorne key workers to access homes and is currently assisting a further 17 Spelthorne key workers.  





In 2002 the Council adopted a Key Worker Housing Strategy.  





This is now being implemented and reviewed through the Key Worker Forum in order to help promote our goal of developing sustainable communities. 





Local Context





The Council’s Homelessness Strategy 2003-06 focuses planning and action on 3 areas:


Preventing homelessness – the key challenge is to transform the culture and design of services so that early action and prevention of homelessness become the norm.


Providing a safety net of good quality services - the key challenge is to redesign homelessness services to be customer centred and needs based.


Reducing and minimizing homelessness - the key challenge is to establish homelessness as a priority for the whole Council and for all related agencies (especially other statutory partner bodies).








Regional & National Context





The Homelessness Act 2002 put a new emphasis on prevention of homelessness.  It required every housing authority in England to adopt and publish a homelessness strategy which would aim, not only to ensure adequate accommodation and support for people who become homeless, but also which would focus on preventing homelessness from occurring.  





Homelessness is listed as one of the priorities in the South East Housing Strategy.





The Government has placed great emphasis on local authorities ceasing use of bed & breakfast accommodation for families.  This is both a national and local priority, and is reflected in our strategy.








Regional & National Context





A recent report by the Joseph Rowntree Foundation, published in March 2003, states that Spelthorne is in the top 20 most unaffordable districts in the South East.





Increasing the overall housing supply is the first priority of the South-East Regional Housing Strategy, followed by ensuring adequate affordable housing.  





In February 2003, the Government launched it’s communities plan “Sustainable communities:  building for the future”.  Spelthorne Borough Council will, through its own development programme, contribute towards the Plan’s aim of:





“addressing immediate and urgent needs for more affordable housing, both for key workers and those who would otherwise be homeless”.








Local Context





There is a serious affordability problem in Spelthorne for lower-income households. The Housing Needs Survey highlighted a need, based on current projections, over the next five years of 3,125 homes.





The House Price Survey revealed that any household with an income below £35,000 per annum would struggle financially to access the local housing market depending on location. Access to home ownership is beyond the reach of around 87% of the new / concealed households identified in the survey, and it is within the concealed households that the bulk of future demand lies.  





A shortage of affordable housing is not only a problem in Spelthorne, but across the whole of the South-East and beyond.
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