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1.0
AIM AND SCOPE OF THE POLICY
1.1
The Council has a duty to ensure that all its customers are living in accommodation that meets the Decent Homes standard by 2010.

1.2
At this time (June 2007) the outcome of the transfer ballot is unknown and the Council has to manage its assets with limited resources and the uncertainty of the outcome of the ballot.

1.3
Therefore the Council does not intend  to carry out Decent Homes works that would be executed to a higher standard should tenants vote to transfer the stock to a stand alone Housing Association. The reason for this is that high tenant satisfaction and value for money outcomes are not achievable if the Council has to re-visit Decent Homes works already completed.

1.4
This strategy does not include non-inhabited assets, such as garages, land, un-adopted footpaths etc. These will need to form part of a future asset management strategy.

1.5
Rental income available to spend on all maintenance activity is 27.67% of total rental income. This is an average figure and is subject to some fluctuation between schemes and property types.
1.6
The process by which property types within a given location are rated in order to determine viability is as follows:

A) FINANCIAL VIABILITY

(a) The rental is used to base income over the next thirty years. Void periods are incorporated to provide a more realistic figure for income;

(b) The stock condition survey is used to ascertain the cost of ongoing repairs over the next thirty years.

This data will be used to create a graph showing financial viability for a given property type in a given area. Both income and expenditure ignore the effect of inflation.
B) SOCIAL VIABILITY


A rating system has been used with scores compiled based on the following drivers for each property type in each location:

(a) Demand;

(b) Management time spent;

(c) Employment opportunities of the area generally;

(d) Employment opportunities of the scheme within the area;

(e) Educational attainment;

(f) Deprivation and neglect of the area;
(g) Deprivation and neglect of the scheme;

(h) Connectivity to services and amenities;

(i) Property values.
C) OVERALL SCORE

For ease of use, a traffic light system will be used to provide an overall score, with comments where further investigation is required.
RED LIGHT- A residential area characterised by high investment compared to income, low demand, high turnover, high management input, low property value and high levels of deprivation characterized by high crime and anti-social behaviour, low employment and low educational attainment.
AMBER LIGHT- A transitional residential areas where demand is sporadic or perpetually low, the future uncertain and/or reliant upon other agencies and will therefore will require a regular review.  An area where income and investment are more or less equal. A long term sustainability and priority area for investment but are popular and require no special management measures.

GREEN LIGHT- Safe to invest in the stock across all programmes to support broader social objectives.  No risk of failure, where income exceeds investment. Characterised by mixed tenure, good local facilities, average property values and access to transport.
1.7 The report breaks the district down into 13 areas, and these can be further refined as our approach to asset management planning is developed.

1.8 The strategy is designed to inform the decision making process, but there will other information to also consider along with the outcome of tenant consultation before final investment decisions can be made.
Ashby de la Zouch - 
AMBER
Financial viability

Houses (321) 

30 year maintenance expenditure: £11,058,107

30 year rental income: £7,235,276
Bungalows (137)
30 year maintenance expenditure: £4,138,035
30 year rental income: £2,819,368
Flats (79)

30 year maintenance expenditure: £1,979,305
30 year rental income: £1,391,961
Social viability

Area 01 scored 81%.
Overall score and comments 

Ashby has investment needs that outstrip income. However, the area is clearly popular, affluent and represents a model area in which tenants wish to live. Property is generally in very high demand, the area being well served by amenities and transport links. There is clearly a need to offer property in this highly sought after area, and careful thought will have to be given to strategic investment that may well reduce the overall burden of expenditure thus minimising the gap between income and investment.
Albert Village, Blackfordby, Moira, Overseal, Donisthorpe, Oakthorpe - GREEN
Financial viability

Houses (367) 
30 year maintenance expenditure: £6,849,350
30 year rental income: £8,389,252
Bungalows (89)
30 year maintenance expenditure: £1,322,095
30 year rental income: £1,923,180
Flats (97)

30 year maintenance expenditure: £816,410

30 year rental income: £1,632,055
Social viability

Area 02 scored 57%.
Overall score and comments 

The scheme is financially viable and continues to attract tenants, because of its semi-rural location. The scheme clearly has social issues that need to be addressed in order to boost medium to long term sustainability, and this will require monitoring to ensure it remains viable
Coalville - AMBER
Financial viability

Houses (207)
30 year maintenance expenditure: £5,695,510
30 year rental income: £4,556,070
Bungalows (78)

30 year maintenance expenditure: £1,994,475

30 year rental income: £1,442,378
Flats (164)

30 year maintenance expenditure: £4,339,860

30 year rental income: £2,816,558
Social viability

Area 03 scored 71%.

Overall score

The gap between income and investment is closer on houses and bungalows, but flat schemes are clearly not as popular as they ought to be given the location of so many schemes to the heart of Coalville, an area served by good quality amenities and transport links. Sustainability is clearly not an issue, but additional work will have to carried out to close the investment gap.
Castle Donington, Breedon, Diseworth, Hemington, Tonge - AMBER
Financial viability
Houses (270)

30 year maintenance expenditure: £6,900,400

30 year rental income: £6,138,789
Bungalows (55)
30 year maintenance expenditure: £1,578,690

30 year rental income: £1,163,261
Flats (53)

30 year maintenance expenditure: £1,324,025
30 year rental income: £914,541
Social viability
Area 04 scored 63%.
Overall viability

The area is affluent but has few transport links or amenities. Income is only marginally lower than investment for all property types, and further work on investment needs will be able to at least equalise the two cost factors. 
Greenhill - RED
Financial viability
Houses (489)

30 year maintenance expenditure: £14,916,350

30 year rental income: £10,652,570
Bungalows (89)

30 year maintenance expenditure: £2,785,800
30 year rental income: £1,767,669
Flats (36)

30 year maintenance expenditure: £949,845

30 year rental income: £608,587
Social viability

Area 05 scored 48%.

Overall viability

Whilst enjoying close links to Coalvilles amenities, Greenhill is a deprived area with many social issues. Financial investment outweighs income by a considerable margin on an estate that requires significant investment. Options to ensure both economic and long-term social viability must be considered.
Kegworth, Lockington, Long Whatton, Belton - AMBER
Financial viability

Houses (252)

30 year maintenance expenditure: £2,228,240

30 year rental income: £2,949,204

Bungalows (21)
30 year maintenance expenditure: £366,070

30 year rental income: £423,861
Flats (63)
30 year maintenance expenditure: £1,653,570

30 year rental income: £1,049,450

Social viability

Area 06 scored 61%.

Overall viability

Unusually, income exceeds investment for houses and bungalows but the same cannot be said for flats. Access to amenities and services is limited but the area scores high on other drivers. Further work needs to be carried out to identify the particular issues with flats and efforts made to equalise the investment with income.
Whitwick - RED
Houses (147)
30 year maintenance expenditure: £4,414,525
30 year rental income: £3,251,618
Bungalows (58)
30 year maintenance expenditure: £1,481,860
30 year rental income: £1,152,137
Flats (128)
30 year maintenance expenditure: £3,283,395
30 year rental income: £2,146,614
Social viability
Area 07 scored 64%.

Overall viability

Investment needs exceed income. The area scores above average on all drivers and clearly benefits from its location close to Coalville. The quality of the stock clearly presents a challenge to economic viability and further work is required in order to ascertain what measures can be put in place to reduce expenditure and increase income.
Coleorton, Swannington - AMBER
Financial viability

Houses (48)
30 year maintenance expenditure: £1,491,165

30 year rental income: £1,094,088
Bungalows (6)
30 year maintenance expenditure: £137,500

30 year rental income: £108,236
Flats (16)
30 year maintenance expenditure: £399,470

30 year rental income: £242,281
Social viability
The area scores 62%.

Overall viability

Expenditure only marginally exceeds income. In most drivers, the area scores average or slightly above average, except for house prices which are the highest in the District. An assessment needs to be conducted as to whether the Council wishes to maintain a social housing presence in this area. If not, and given the small numbers of properties, consideration should be given to disposal and re-investment. Otherwise, an exercise to reduce investment should balance the two cash streams.
Appleby Magna, Chilcote, Newton Burgoland - AMBER
Financial viability

Houses (31)

30 year maintenance expenditure: £1,168,290

30 year rental income: £729,118

Bungalows (17)

30 year maintenance expenditure: £531,795

30 year rental income: £344,304

Flats (20)

30 year maintenance expenditure: £554,985

30 year rental income: £352,261
Social viability
The area scored 66%.

Overall viability

The area scores highly against all drivers except connectivity, which in turn has contributed to patchy demand for housing. Investment needs that consistently outstrip income mean that the area needs to be carefully reviewed before investment planning is executed and methods that reduce long term maintenance needs must be considered to align income and expenditure. 

Measham - RED
Financial viability

Houses (213)

30 year maintenance expenditure: £6,336,500

30 year rental income: £4,797,156

Bungalows (22)

30 year maintenance expenditure: £664,675

30 year rental income: £482,711

Flats (120)

30 year maintenance expenditure: £3,114,890

30 year rental income: £2,219,783

Social viability
The area scored 64%.
Overall viability

Investment needs outstrip income by a significant margin, although the area is generally well regarded against all drivers. A further appraisal with greater depth needs to be undertaken to consider all the options available.
Ellistown, Heather, Hugglescote, Packington, Normanton le Heath, Ravenstone, Snarestone, Swepstone - RED
Financial viability

Houses (151)
30 year maintenance expenditure: £4,831,890
30 year rental income: £3,442,026
Bungalows (59)
30 year maintenance expenditure: £1,133,535
30 year rental income: £1,385,574
Flats (100)
30 year maintenance expenditure: £3,614,575
30 year rental income: £1,763,676
Social viability
The area scores 63%.

Overall viability

Whilst the design and historic maintenance activity on bungalows leaves them in a healthy position regarding investment compared to income, other property types require further research in order to ascertain exactly how the investment needs can be bought into line with income. The area scores highly on all drivers except connectivity, and this has impacted on popularity of properties.
Ibstock - RED
Financial viability

Houses (156)
30 year maintenance expenditure: £5,056,015

30 year rental income: £ 3,483,120
Bungalows (172)
30 year maintenance expenditure: £5,206,195

30 year rental income: £3,493,418
Flats (49)
30 year maintenance expenditure: £1,178,320

30 year rental income: £803,686
Social viability
The area scores 47%.

Overall score

The area suffers high levels of deprivation, low levels of educational attainment and poor demand. Add the large gap between investment needs and income, and the scheme needs a full appraisal in order to inform decision making as to its future.

Newbold Coleorton, Osgathorpe, Thringstone, Worthington - AMBER
Financial viability

Houses (221)

30 year maintenance expenditure: £6,970,670

30 year rental income: £4,848,876

Bungalows (8)

30 year maintenance expenditure: £201,055

30 year rental income: £149,451

Flats (100)

30 year maintenance expenditure: £2,199,770

30 year rental income: £1,833,840

Social viability
The area scores 54%.
Overall viability

The area is considered somewhat ‘middle of the road’ on all drivers. Investment needs do not exceed income by a great deal for flats and bungalows, and careful asset management and lettings could close the gap. Further analysis would have to be undertaken for houses.
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