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Cabinet Agenda Iltem 8

Thursday, 21 November 2024
Infrastructure, Safety, and Growth Scrutiny Committee

Tuesday, 12 November 2024

Report of the Portfolio Holder for Infrastructure, Heritage and Local Economy

Updated Asset Management Strategy

Exempt Information
Not exempt.

Purpose

This report presents the Asset Management Strategy linked to the Council’s built assets for
approval, the report includes associated documents for Asset Management Plans, and linked
policies for acquisition and disposal of built assets.

Recommendations

It is recommended that:

1.

2.

3.

Cabinet approves and implements the Asset Management Strategy as at Appendix
1.

Cabinet approves and implements the Asset Management Plan document as at
Appendix 2.

Cabinet approves and implements the associated Acquisitions and Disposal policies
as at Appendix 3 and 4.

Delegates authority to update and amend the Asset Management Strategy and
associated plans and policies to the Assistant Director, Assets in consultation with
the Asset Strategy Steering Group and the Portfolio Holder for Infrastructure,
Heritage, and Local Economy.

Executive Summary

Whilst not a legal requirement it is good practice for the Council to have an up-to-date Asset
Management Strategy that sets out the Council's approach to managing its built assets. An
Asset Management Strategy should set out the reasons for the Council owning and managing
built assets and should align this with the Council’'s corporate priorities. Alongside the main
strategy document there will be a series of Asset Management Plans [Appendix 2] that set out
the council’s understanding, aims and objectives for built assets at a local and individual level.

The proposed Asset Management Strategy document at Appendix 1 is centred on the current
set of corporate priorities, this will need to be updated as and when the corporate priorities

change.

The strategy document will need to be read in conjunction with other documents such as the
Housing Revenue Account Business Plan and Net Zero Carbon policies.
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Once approved work will commence on the development of the Asset Management Plans and
it is likely that some additional consultancy support will be required to assess specific sites,
such as the industrial units.

Complimentary to the Asset Management Strategy are updated policies relating to the disposal
[Appendix 4] and acquisition [Appendix 3] of land and build assets; these policies set out the
Council's general approach to acquiring and disposing of land and buildings.

Options Considered

There is no legal requirement for the Council to have an Asset Management Strategy, it is
however considered to be good practice. For this reason, no other options have been
considered.

The Asset Management Plans arising from the Strategy will be used to set out more detailed
options at an asset level.

Resource Implications

It is anticipated that external consultancy support will be required to assist with the
development of detailed Asset Management Plans for the Council’s industrial estates which
are known to be approaching the end of their design life, and which are known to be in need
of investment. Additional resource will be required should the asset base grow and in particular
in the event that additional specialist assets are brought in-house. These resources will be
subject to policy changes through the budget setting process.

The main purpose of the Strategy and associated Plans is to understand and plan for the
resource requitements over time.

Legal/Risk Implications Background

Whilst it is good practice to have a published Asset Management Strategy it is not a legal
requirement.

The Council’s risk register highlights the need to understand and manage the Council’s built
assets and this Strategy with the associated Plans aims to address and put in place mitigations
for the identified corporate risk.

Equalities Implications
Please see Impact Assessment at Appendix 5.
Environment and Sustainability Implications (including climate change)

There are no environmental and sustainability impacts arising directly from this report, the
Strategy document does however reference the Council’'s Net Zero approach and any Plans
arising from the Strategy will need to consider this.

Report Author
Paul Weston — Assistant Director Assets

Appendices

Appendix 1 — Asset Management Strategy
Appendix 2 - Asset Management Plans
Appendix 3 - Draft Acquisitions Policy
Appendix 4 — Draft Disposals Policy
Appendix 5 — Impact Assessment
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Asset Management Strategy 2024/25
— 2029/30

Foreword

Effective asset management is essential in enabling the Council to meet its statutory
obligations, to servicing the public and in achieving its vision.

The framework of this asset management strategy sets the structure for managing our
property portfolio effectively over the next 5 years. It will guide our future strategic
property decisions to make sure we manage our property portfolio sustainably and
efficiently, so that it can remain fit for the future and support frontline delivery. It will
support asset-led transformation and innovation, giving clear direction and instruction
to service areas in respect of how our assets and estate can help them achieve and
exceed their objectives.

The Council assets exist: -

e to provide suitable accommodation for Council services so that they can deliver
services to the citizens of Tamworth.

to generate income

to provide affordable housing

to attract visitors to Tamworth

to stimulate economic growth

Portfolio Holder comments
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Introduction

Property is the Council’s most valuable asset in respect of financial value, as well as
being essential for effective service delivery. A clear asset management strategy is
essential to enable property decisions to be made in the best interests of those that
we serve — the people and communities of Tamworth. These property decisions need
to be transparent, and subject to robust challenge. They need to be consistent and
reflect the flexibility that individual services require. They need to be effective at both
operational and strategic level. The Asset Management Strategy provides a framework
that sets out how and why these property decisions will be made, and how we lead
and co-ordinate a process that involves service areas, portfolio holders, members,
local businesses and the community. All of this is in a context of statutory compliance,
best practice, sustainability, and innovation. The Council will aim to have a highly
aspirational approach to the management of its assets, recognising their importance
to the Council and the people it serves.

Corporate Priorities™

Tamworth - celebrating our heritage, creating a better future.’

OUR PRIORITIES IMPACT OF ASSET
MANAGEMENT STRATEGY
1. The Environment e Supporting the Net Zero Carbon
Strategy through property.
2. The Economy e Providing high quality affordable

commercial property to support
businesses and employment
opportunities.

3. Infrastructure ¢ Providing on and off road parking on
housing estates.

e Making use of surplus land to enable
regeneration.

4. Living in Tamworth e Providing high quality, affordable, social
housing.

¢ |dentification of housing regeneration
opportunities.

5. Town Centre ¢ Providing rental opportunities for retail
units.

¢ Fulfilling obligations as custodian of
heritage assets.

*Corporate priorities will need to be updated as and when they change, and the impact

of the Asset Management Strategy will need to be considered and aligned with the

new priorities.
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Property Categorisation

The Council owns a range of property types for different purposes; key to successful asset
management is understanding the purpose for which the Council owns property. So far as
possible the asset management strategy will use the Chartered Institute of Public Finance and
Accountancy (CIPFA) property categorisations, these being:

Operational — operational property consists of those properties used by the Council directly
to deliver services to the citizens of Tamworth, these properties need to be fit for purpose and
of a suitable size and in a suitable location to allow for efficient delivery of services.

Heritage/Leisure — Tamworth enjoys a rich heritage (including a 900+ year old castle) which
attracts visitors to the town, the Council has a responsibility as custodian to manage and
maintain these buildings for current and future generations.

Investment — the Council holds a number of building assets for investment purposes, not only
do these properties generate revenue for the Council they also provide places for businesses
to grow and create employment opportunities.

Disposal — from time-to-time land and buildings will be identified for disposal, this could be for
financial reasons, to support housing developments or to support regeneration projects.

Housing — the Council has a retained housing stock that exists to provide high quality
affordable housing.

Income Generation

Like most Councils there is a need to increase revenues to support wider activities, typically
the investment property portfolio has seen annual revenues in the region of £1.7m. If this
income is to continue to support wider council activities a long-term investment and divestment
programme will be required. The capital receipts from the disposal of poorly performing land
and property can be reinvested in development and regeneration projects with the aim of
showing an improved return on investment.

Changes to the way in which the Council operates has seen a reduction in the amount of
space it needs for operational purposes; this will present an opportunity to make savings
through reduced building occupation and offer the opportunity to use land and building assets
to regenerate the town. In the short-term the Council should seek to generate an income
through the letting of available space within the building.

The investment portfolio exists of land and property being held by the Council solely for the
purpose of generating an income; they key objectives for this portfolio will be:-

Increased revenue income
Reduced costs and overheads
Targeted investment

Targeted divestment

The investment portfolio fits into two key categories:-

e Ground rents — the Council owns the land but not the buildings; these generate an
income but generally would not incur any expenditure.
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o Commercial lettings — the Council owns a number of small industrial units, town centre
and local centre shops. These are let on a commercial basis on a variety of lease
types.

Key to increasing revenue and reducing costs will be effective day to day operational
management combined with a detailed understanding of stock condition:-

o Rent reviews — most leases will make provision for rent reviews at set periods.
Undertaking rent reviews is a time-consuming process and in a stagnant market result
in minimal returns. Resources will be made available to accurately identify and record
all rent review dates with priority being given to those rent reviews likely to yield the
greatest returns.

o Enforce tenancy conditions — tenant obligations vary from lease to lease; greater
emphasis is to be placed on inspection of properties and the enforcement of tenancy
conditions in relation to repairs so as to reduce future investment needs.

e Individual asset management plans — low level asset management plans to be
developed for individual or groups of properties to assess performance and viability, to
be used to determine investment and divestment.

Housing

As a stock retaining local authority the Council’s key objective is to help improve the quality
and condition of the stock and to maintain the Government’s Decent Homes Standard. This
objective requires a carefully planned programme of re-investment, as illustrated within the
30-year HRA Business Plan particularly against the backdrop of Government policy including
rental reductions. This Strategy establishes the framework within which asset management
operations will be provided. It highlights the component parts of the asset management
function and their inter-relationship.

The housing stock represents the Council’s highest value asset and its repair and
maintenance its largest liability. The property owned is worth many millions of pounds, either
as capital assets or as revenue generating assets; therefore, planning for its sustainable future
is important.

The Asset Management Strategy fundamentally needs to balance assets and needs. In the
context of social housing, Tamworth cannot charge open market rents and must therefore
operate with a Business Plan that delivers good quality housing and services in a cost-effective
way; although care is needed to ensure that a balance of these factors is maintained to ensure
sustainability.

The Council has determined the current position regarding the housing stock and through
business planning processes has also determined its long-term objectives, core business
drivers and a vision for the future of the stock. These directional components have resulted
in a number of initiatives and administrative processes, aimed at achieving the ‘vision’.

The Council owns a wide range of property architypes, there is generally demand for all
property types although this demand can fluctuate.

The Council will maintain Decent Homes by developing works programmes in 5-year bands
in line with the MTFS planning process. An amount of non-decency may therefore be
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experienced within any 5-year period, although zero non-decency will be delivered at the end
of each programme period. In this way Tamworth can maintain a logical programme of work
that affords economies of scale and value for money and avoids the need to ‘pepper-pot’ works
year on year to meet this theoretical standard.

It is anticipated that changes to the requirements around Decent Homes, the need to reduce
carbon emissions and the introduction of the Building Safety Act combined with increased
regulation of the sector will add to the overall investment requirements.

Portfolio Overview

The Council’s assets portfolio is valued at £277m (Existing Use Value) with an income from
investment lettings of £1.7m per annum and an expenditure on repairs, maintenance and
operations of £576,440.

Type Number | Value (Mar 24) | Income? Revenue Required
Expenditure Investment

Operational 10 £3.46m £160k £238k £2.7m

premises

Heritage 12 £4.8m Nil £104k £34k’

Leisure

Investment 122 £22.7m £1.7m £197k £850k

Housing 4289 £246m £22.9m £31.9m £22.6m

" excludes works already underway at Castle
2rental income only

The above table sets out the portfolio values as at March 31st 2024 along with the planned
incomed, annual expenditure and future investment needs as set out in the Stock Condition
Survey data and relate to a 5-year period.

Key Challenges

There are a number of challenges facing the Council in relation to asset management with
human and financial resources being the primary challenges.

In order to successfully deliver an asset management strategy on the ground it requires a
strong team with clear direction and leadership. It will be the role of the Corporate Asset
Strategy Group to take on the overall leadership role for Asset Management with the team
under the Assistant Director Assets delivering the operational elements of the Asset
Management Strategy. It is recognised that recruitment and retention into key professional
roles can be challenging, and that external resource may be required to support. The cost of
recruitment and use of external support will need to be factored into any future cost modelling
to ensure that the monies expended on resources show a return on investment.

The changing face of business post-covid presents both opportunities and challenges.
Through different ways of working the Council will be able to reduce its property related
expenses by occupying less space, the same however will apply to the businesses operated
by our tenants and it is anticipated that retail in particular will see further decline and this will
have to be considered in our local asset management plans through viability modelling which
will include a wider market demands study to determine where our investment properties fit
within the local and wider regional markets.
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Climate change is high on the Government’s agenda with a Climate Emergency having being
declared in Staffordshire. The Council has already committed to achieving Zero Carbon across
its own activities which will require investment in operational, heritage and leisure premises
as well as common parts of housing properties. It is anticipated that housing standards will
change with further emphasis on energy efficiency and there will be demand for energy
efficient business premises. The challenge here will be that in most cases there will be very
limited, if any, return on investment. Funding opportunities are likely to be available for social
housing, but the Council will need to develop mechanisms to support local businesses, and in
particular business tenants in applying for energy efficiency grants. Funding for operational
properties will need to be modelled against projected savings to ensure that there is a return
on investment.

The Social Housing Act and the associated regulatory framework will have an impact on the
investment requirements of the housing property portfolio. There will be a requirement for
ongoing collection of condition data and addressing matters such as Damp & Mould and
building safety will be a priority that will require investment.

Asset Management Plans

An Asset Management Plan will be developed for all properties; these will take account of the
reason for holding a property, its financial performance and any operational or strategic
importance. The Asset Management Plans will consider the assessed value of the property,
the income for the property, current and future expenditure, anticipated remaining life and
demands data. This assessment will take the form of a Viability Model with properties being
categorised as:-

e Green — performing well; financially viable, generating returns at or above market
expectations, in demand, and attractive to quality covenants.

o Amber — in demand and could perform well with investment and would show a return
on investment

¢ Red - poorly performing, not likely to show a return on investment, no demand

The Asset Strategy Steering Group will review the Asset Management Plans with a view to
agreeing a course of action for each property or grouping of properties. Where the viability
model indicates properties in Amber or Red a detailed proposal will be produced for
consideration by the Asset Strategy Steering Group.

Category Purpose Performance Assessment
Operational premises Service delivery o Efficient and effective
use
e Minimising cost of
occupation

e Improved utilisation
e Maximising building

energy
o Efficiency
Heritage Leisure o \Visitor offer e Must be protected
e Health and wellbeing because of historic,

heritage value
e Social value
assessment

Investment e Revenue generation e Return on investment
e Stimulate growth
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e Employment e Stimulate

opportunity regeneration

e Strategic influence

Disposal e Generate capital e Surplus land and
receipt buildings,

e Growth e that do not fit into any
of the categories
above

¢ Identified for strategic
growth
Housing e Affordable social e Return on investment
housing e Decency
e Health & wellbeing

Future Office Requirements

Since Covid the Council has operated differently having adopted a ‘Smart Working’ approach,
this has impacted on the amount of operational office space required for normal day to day
service delivery. Consideration will need to be given to the future of Marmion House and any
future operational office needs. The review of operational needs is expected to fall outside the
general scope of the wider Asset Management Strategy although some of the Asset
Management Plan criteria will apply. As part of the wider review of Marmion House
consideration is to be given as to how the building can be used to generate income through
commercial lettings.

The ‘post covid’ commercial market has not recovered significantly and it is likely that this will
continue to result in reduced demand for our investment property. The impact of this will need
to be considered in any modelling; in particular retail is likely to continue to see a decline and
consideration will need to be given to the future income potential of our retail premises. The
Ankerside shopping centre is a known significant risk and will require its own specific plans.

The outcomes and impacts of the Future High Streets Fund investment is yet to be realised
and understood. Consideration will need to be given to this once the project is fully completed.

Use of Data

Access to accurate and up to date information is crucial to the successful management of
assets.

e Stock Condition Data — our housing property was last surveyed in 2018 with approx.
20% of properties being physically inspected and the remainder being cloned to give
an accuracy of between 91% & 99%. A new condition survey is due for completion in
2024 and the Regulator for Social Housing [RSH] requires that Landlords update their
information on a regular basis. Operational and Investment properties were surveyed
in 2021. Separate detailed surveys were completed on the Castle and the Assembly
Rooms was recently fully refurbished. Additional fire safety and structural surveys have
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been carried out to the high-rise blocks and the Council’s non-traditional housing
properties.

o IT Systems — The Orchard system is used to hold information on all buildings owned
by the Council. All repairs and investment works are recorded in Orchard and the
system also holds stock condition data for the housing property portfolio. Separate
databases are held for condition data for non-housing property. Further systems hold
data on compliance testing across housing and non-housing property

o Energy Assessments — investment is needed in the development of an energy
assessment database that will be used to identify targeted investment across the
property portfolio. This will need to align with the Council’s wider Net Zero strategy and
aims to become carbon neutral by 2050.

e Income — income information is held within the eFin financial system, this information
can be readily extracted for use in any viability modelling.

o Viability modelling — a simple viability modelling tool is available to use, the model
considers factors such as useful remaining life, demand, value, investment
requirements and income.

Itis considered good practice to update condition data on no more than a five-year cycle; there
is provision within the HRA budget; provision will need to be made with the General Fund
budgets for the non-housing property.

Repairs & Investment

The Council has a detailed repairs and investment programme and associated budget for the
HRA property portfolio based on the outputs from the stock condition survey. A similarly
detailed programme is essential for the delivery of repairs and investment to the Council’s
non-housing property portfolio.

The Council should aim to undertake more of its investment work on a planned basis, ideally
achieving ratio of 75% of spend being planned with 25% of spend being reactive. This will give
greater certainty around investment requirements and is considered to be a more efficient way
of delivering investment work.

Greater emphasis is to be placed on enforcing tenant repairing obligations across all property
types, for housing tenants and leaseholders in HRA properties this means greater use of
recharges and service charges. For commercial tenants resource will need to be allocated to
property inspection and the enforcement of any tenant repairing obligations under the lease.

Responsibility for Asset Management across all property types sits within a single team
ensuring a consistent approach and availability of resourcing. In April 2020 new 10-year
contracts were awarded for Repairs & Investment with the same contractors now delivering
across all property types. This has given us greater availability of resources, improved value
for money and has reduced the administrative costs associated with contractor management.

The strategy will set in motion the need for a focused repairs and maintenance strategy for
the non-housing portfolio similar to that already in place for the housing property portfolio.
Maintenance will become planned and proactive to ease the burden of expensive reactive
maintenance. Investment and improvement will be targeted appropriately and measured to
match the both the capital and revenue monies available within the MTFS.

Condition Surveys and Condition Programme — This strategy will promote and engender
visibility across a five-year programme of condition surveys. The Council will become
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intelligence led in terms of financial deployment. The condition data will be coherent,
transparent, accessible and dynamic to all areas to allow fast and effective decision making.

Coherent — consistent cost-effective survey programme providing compatible data with the
Council's ICT property management system. It is likely that this will be delivered through
external consultancies.

Transparent — data will be accurate, and quality checked to ensure evidence-based decisions
can be taken when setting short- and long-term maintenance programmes. It does however
be recognised that some information will remain confidential to within the Council for
commercial and data protection reasons.

Accessible — data will be available to all officers through the property management system.

Planned Maintenance Programmes — This strategy recognises the tension between the
financial budgetary pressures and planned maintenance. Through achieving a critical mass in
terms of the quantum of the Council’s estate and consolidating locations so far as practicable.
this strategy endorses the fundamental importance of a Planned Maintenance programme.
This is sometimes referred to as planned and preventative maintenance or PPM, this is the
scheduled maintenance of an asset to prevent failure or deterioration and the key target in the
corporate plan is to reduce any risks associated with health and safety or major failure leading
to financial and reputational damage.

A rolling 5 year planned maintenance programme is developed using information gathered
from condition and suitability surveys, fire risk and access assessments, service objectives, in
accordance with the need/requirement set out by its categorisation and any determined
required intervention. Extensive property data enables programmes of work to be developed
that meet service needs, corporate objectives, and can address the highest priorities. Any
planned maintenance programme needs to take account of the Council’'s Zero Carbon
Strategy.

The planned maintenance programme is managed by the Assets Team and monitored through
the Asset Strategy Steering Group. The programme need to be flexible enough to meet
changing priorities and corporate objectives, as well as external factors such as responding to
the challenges of the climate emergency.

Reduce Reactive Maintenance — This strategy proposes an approach to reduce reactive
maintenance to 25%, promoting a move towards planned maintenance reflected within the
identified budgets.

Disposals Policy

The Council currently has a disposals policy that deals with ad-hoc disposal, usually of small
plots of land. Larger disposals generally result from corporate or regeneration projects. An
overarching disposals policy is needed to ensure consistency in approach and to ensure that
there is sound financial reasoning and rationale for any disposals.

In addition to the viability model a disposal toolkit is needed to properly record and assess the
purpose of any disposal. Any toolkit will need to consider how capital receipts will be used.

Where assets are disposed of the capital receipts should ideally be ringfenced and reinvested
back into the investment property portfolio to improve standards, longevity of the asset with
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the aim of securing continued rental income. Specifically, where Town Centre assets are
disposed of any funds should be reinvested back into the Town Centre.

The same approach can be used for the repurposing of assets.

Consideration will also need to be given to growth through acquisition of land and property.
Funding Opportunities

Asset Management and investment in property already forms a key element of the 30-year
HRA business plan, this considers income, management costs and required expenditure.
Condition data and investment plans will continue to feed the HRA business plan.

The condition data and viability modelling will be used to identify investment requirements in
the non-housing portfolio using similar criteria to that used for housing; detailed Asset
Management Plans will be developed for all key asset groups.

The Council will explore funding opportunities that become available to support the Asset
Management Strategy.

Asset Accounting and Depreciation

As a Local Authority the Council is obliged to comply with the accounting standards set out by
the Chartered Institute of Public Finance and Accountancy [CIPFA]. CIPFA sets out the
requirements for asset accounting including matters such as land/building value ratios and the
process for dealing with depreciation. Whilst these are required for compliance with financial
regulations and reporting they are less relevant when looking at operational asset
performance.

Strategic Partnerships

It is recognised that the Council may need to work with strategic partners to deliver services,
to take advantage of specialist expertise and to leverage funding opportunities. A strategy for
working with external partners will need to be developed. This work will be overseen by the
Asset Strategy Steering Group. Assets such as the Ankerside Shopping Centre will need
specific specialist management input.

KPIs and Monitoring

A suite of Key Performance Indicators will be developed and monitored by the Asset Strategy
Steering Group. The KPIs will consider strategic issues alongside operational performance
issues.

The Council will seek to engage in benchmarking with similar organisations.

KPI Target Assessment

Through effective service Quarterly Monitored by Asset Strategy
asset management planning | review/KPI Steering Group

the Council will retain fit for | monitor
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purpose assets which
strongly align to service
delivery.

Fit for purpose operational
accommodation of reduced
size to meet future needs of
the Council

April 2025with regular
review.

Monitored by Asset Strategy
Steering Group.

Optimising the estate to Quarterly Monitored by Asset Strategy

reduce the volume of repairs | review/KPI Steering Group

and maintenance and monitor

reducing operating costs.

% of buildings with FRAs 100% Monthly compliance
reporting to ELT

% of buildings with 100% Monitored by Asset Strategy

condition survey no older Steering Group

than 5 years

% of buildings with viability 100% Monitored by Asset Strategy

no older than 5 years Steering Group

% of buildings with urgent 10% Monitored by Asset Strategy

and essential category work Steering Group

outstanding

% of buildings with Energy 5% Monitored by Asset Strategy

Performance Rating below Steering Group

national target

% of commercial rent 95% Monitored by Asset Strategy

collected Steering Group & through
monthly budget reporting

No of vacant investment 10% Monitored by Asset Strategy

units as % of total portfolio Steering Group

Average time taken to 90days Monitored by Asset Strategy

lease a unit Steering Group

% Tenant Turnover Rate 10% Monitored by Asset Strategy
Steering Group

% of Asset Valuations 100% Monitored by Asset Strategy

completed by due date Steering Group

% of rent reviews overdue 15% Monitored by Asset Strategy

Steering Group

Risks

There are a number of risks that will impact on the deliverability of the Asset Management
Strategy, not all risks will be in the control of the Council and many external and unpredictable
factors are likely to have an effect on the highly volatile property markets.

| Risk | Impact

| Mitigation
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Lack of financial
resource

Properties become
unfit for occupation
Loss of income
Increased future
spend.

Use data and information to
plan budgets and ensure
that budgets are available or
impacts fully understood.
Disposals policy and
consideration given to
reinvestment.

Failure to allocate
staff resource

Inability to manage
programmes
resulting in
properties
becoming unfit or
increasing costs.
Inability to
undertake rent
reviews resulting in
loss of income.
Inability to manage
tenancies resulting
in increased spend
on repairs and
maintenance

Ensure sufficient capacity in
team.

Prioritise allocation of
resource to maximise return
on investment.
Procurement of external
resource to support where
needed.

Lack of single source
of data

Inconsistency in
planning
Spending twice
Missed properties

Ensure that data is held in a
consistent manner in a
single location.

Separate databases can be
held for Housing and non-
Housing

Contracts not
delivering VFM

Spend on
maintenance
exceeds allocated
budgets.
Repairs/investment
goes unactioned.

Long-term contracts already
in place.

Ability to procure from
alternative sourced if
needed.

Changes in space
demands

Insufficient space
to undertake
operational activity.
Underoccupancy
results in
unnecessary costs.

Regular review of space
needs.

Design accommodation to
allow for scalability.

Review working practices to
limit space needs.

Changes in regulation

Unplanned spend
on property.

Less money to
spend on repairs
and investment
Properties no
longer financially
viable.

Properties no
longer lettable or fit
for occupation.

Regular and active review of
upcoming regulation
changes. Identification of
costs associated, revisit of
viability models and
reprofiling of budgets.

Tax & NNDR changes

Unplanned spend
on property.

Regular review of upcoming
regulation changes.
Identification of costs
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Less money to
spend on repairs
and investment
Properties no
longer financially
viable.

associated, revisit of viability
models and reprofiling of
budgets.

Failure to collect and
update data

Inconsistency in
planning

Spending twice
Resources
allocated to the
wrong places
Properties become
non-compliant.

Forward planning for
condition surveys.

Forward allocation of
budgets for updating
condition data.

Ensure that data is held in a
consistent manner in a
single location.

Separate databases can be
held for Housing and non-
Housing

Data corruption

Inconsistency in
planning
Spending twice
Resources
allocated to the
wrong places
Properties become
non-compliant.
Repairs &
investment history
not understood.

All data held in corporate
systems that are backed up
on a regular basis.
Monitoring of any externally
held data to ensure that it is
properly backed up and
available for restore.
Reinstatement requirements
identified in Business
Continuity Plans.

Investment needs
exceed available
budget

Properties become
unfit for occupation
Loss of income
Increased future
spend.

Use data and information to
plan budgets and ensure
that budgets are available or
impacts fully understood.
Planned disposals of poorest
performing property.

Unplanned
expenditure demands

Less money to
spend on repairs
and investment
Properties no
longer financially
viable.
Resources no
longer available
when and where
needed.

Move towards a planned
preventative model with an
allocation of unplanned
budget to deal with ad-hoc
type works.

Unplanned reduction
in income.

Less money to
spend on repairs
and investment
Properties no
longer financially
viable.
Resources no
longer available
when and where
needed.

Move towards a planned
preventative model with an
allocation of unplanned
budget to deal with ad-hoc
type works.

Seek to turnaround property
as quickly as possible to
increase income levels.
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Exposure to market. - A significant - Monitor tenant’s financial

proportion of the performance and stability.
annual income Raise early warnings of any
from investment known issues.

properties comes - Where possible diversify and
from a single avoid single high income
tenant. Failure of lettings.

this tenant would
impact on both
investment
opportunities and
the wider Council
budget position.

The Asset Management Team

The Asset Strategy Steering Group will have overall responsibility for overseeing the
implementation of the Asset Management Strategy.

Meeting bi-monthly the group will: -
e monitor performance against the strategy and plans
review the KPIs
review viability models
agree return on investment threshold
review major disposal
consider larger regeneration projects

The Group will have a mandate to agree standards and establish logical programmes of work
designed to meet the requirement of the corporate stock, based on the recommendations of
the Assistant Director of Assets. Requirements should go beyond those that are purely
technical and thus should take into account other factors that contribute to effective asset
management. The Group are kept informed through accurate data sources, including the
Asset Management Database, and through these make informed business planning decisions,
subject to budgetary availability. Care needs to be taken not to re-invest in poor performing
areas at the expense of all others, nor should high-risk re-investment occur without due
consideration, option appraisal and piloting. Condition related needs may not always be the
root cause of the poor performance.

Monitoring and Review

The Council has identified the need to ensure that, as a portfolio of projects is undertaken,
there are suitable monitoring and review processes in place so that the outcome of a particular
initiative is closely monitored, and the achievement of business objectives realised.

The process will review the actual deliverables and outcomes of a project and compare these

against the objectives as set out in the implementation plan. These processes will be instigated
both during and at the completion of the project through regular progress reports, meetings,
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feedback to key stakeholders and the Strategic Assets Steering Group, and through the pre-
defined project process established by the Council.

As part of the monitoring and implementation plans, there will also be risk mitigation and
contingency plans in place so that when problems occur their impact on the overall delivery of
an initiative is minimised. The lessons learnt from such instances will be fed back into the
Asset Strategy Steering Group to reduce the likelihood of their occurrence in future projects.

It is essential to the long-term success of the Asset Management Strategy that such lessons
learnt, and other information is regularly communicated between all the key stakeholder
groups and that feedback from users, including residents, is considered and incorporated into
future plans.

Governance

The primary group responsible for oversight of Asset Management will be the Asset Strategy
Steering Group consisting of:

ELT Members

Assistant Director — Finance

Assistant Director — Assets

Assistant Director — Growth & Regeneration

The Asset Strategy Steering Group will be responsible for:

Approving the contents of the Asset Management Strategy
Oversight of the implementation of the Asset Management Strategy
Review of Asset Management Plans

Review of Asset performance

For matters relating to Housing Revenue Account assets there will be oversight by the Housing
& Homelessness Advisory Board

The Asset Management Strategy will be approved by Cabinet with oversight by the Corporate
Scrutiny Committee and regular input from the relevant Portfolio Holder. The lead member will
be the Portfolio Holder for Infrastructure, Heritage and Local Economy

Linked Strategies

Capital Asset Strategy

Net Zero Carbon Strategy

Housing Revenue Account Business Plan
Local Development Plan

Economic Growth & Regeneration Strategy
Corporate Workforce Strategy

Heritage Strategy

Arts & Leisure Strategy

Compliance policies
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Appendices

Stock Condition Data
Asset ValuationsViability Model
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Context

The development of Asset Management Plans for Council owned land and building assets is referenced
in the Asset Management Strategy, its primary purposed being to act as a toolkit to aid the decision-
making process in relation to the future of a given asset.

An Asset Management Plan will be developed for each asset or where appropriate group of assets.
Asset Management Plans will make use of a variety of data sources which will result in a recommended
course of action.

It will be the role of the Asset Strategy Steering Group to review the Asset Management Plans and to
make recommendations on the course of action to be taken.

Regeneration
Opportunities

Process Map

Caondition Income Demands
Data Data Analysis
y l

Viability Modelling

| | |

Underperforming Marginal Viahle
[RED] [AMBER] [GREEN]
—_—

Internal Review
by

Asset Strategy

Steering Group

Viable after
investment

Disposal Retain
ar &
Repurpose Manage
Data Inputs

e Condition Data — Information on condition will be collected for all built assets. This data will
be used to determine the investment requirements for the asset over a 30-year period.
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Condition data should be refreshed on a 5-year cycle to ensure that Asset Management Plans
are being reviewed using current data. Included within condition data will be information on
the planned and reactive expenditure required to maintain the property fit for use.

e Income Data — Income data is to be collected for all Housing properties and those assets held
for investment/operational purposes.

e Demands Analysis — The demands analysis process will make use of a number of data sources.
Information on void rates, void periods, churn and known waiting lists will be considered.
Subjective demands data will be collected from those involved in operational management of
assets. Suitability data will be considered under this data source.

e Regeneration Opportunities — Consideration will be given to wider Council aspirations for
regeneration. The Regeneration Board will feed into the process by identifying assets that may
be needed to facilitate regeneration projects.

Viability Modelling

The collated data will be fed into a software-based viability modelling tool. The tool will consider
income vs expenditure, Net Present Values and needs/demands. The Asset Strategy Steering Group
will set the thresholds that need to be met for the various outputs.

Generally, the financial viability modelling will consider a period of 30 years, however for some assets
the Asset Strategy Steering Group may agree a different period.

Outputs

e RED —properties that significantly fail to make a return on investment and are proven to have
little to no demand and are unlikely to be in demand. Properties that don’t pass the suitability
test and would be difficult to make suitable.

e AMBER — properties that are in high demand but fail to make a return on investment or
properties that make a return on investment but are considered to be generally in low
demand or properties that barely break-even financially. Properties that don’t pass the
suitability test but that could be made suitable.

e GREEN — properties that show a return on investment, are in demand and pass the suitability
test.

Review Process

The Asset Strategy Steering Group will review all categories of output. There will be a ‘reality check’
of the categorisations. A review of all AMBER assets will be carried out with a view to moving them
into either the RED or GREEN categories; this is likely to be a subjective process based on knowledge
of the asset, cost of any investment required and a forecast of likely future performance.

Each asset in the RED category will be reviewed individually and a decision made on the most
appropriate course of action to be taken.

Outcomes

e Disposal — it is likely that the most appropriate course of action for those assets in the RED
category will be disposal. The method of disposal will be in line with the Disposals Policy.

e Repurpose — assets falling into either the RED or AMBER categories may be suitable for
retention through a process of repurposing. Any proposed repurposing would need to be run
through the viability modelling process to ensure that the repurposed asset would be suited
to retention.
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e Retain —assets falling into the GREEN category will generally be retained and managed in line
with the data collected at the input stages. Assets identified for repurposing will fall into the
retention category upon completion of the repurposing process.

Other considerations

Budgets — despite an asset being considered viable it is possible that the expenditure required is not
available within the MTFS. Consideration will need to be given as to how to fund the retention of such
assets. There may also be a need to dispose of assets as a means of generating a capital receipt for
reinvestment purposes. The Asset Management Strategy and Asset Management Plans will be used in
the annual budget setting process.

Regeneration — the Council may wish to use its assets as part of a regeneration project. Any project
that makes use of existing assets and/or that will result in new or repurposed assets will need to take
account of the viability modelling process so that its impacts on assets and budgets are fully
understood.

Assets out of scope — some properties are likely to fall outside the scope of the Asset Management
Plans. Assets held for community benefit or assets of historic nature are unlikely to present themselves
as being viable, however the Council has a stewardship responsibility for these assets and will need to
make provision for their retention and upkeep.
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Land & Building Assets Acquisition Policy

Introduction

This policy relates to the acquisition of land and building assets by the
Council.

Background

Tamworth Borough Council owns and manages a diverse portfolio of Assets
which include property and land for a range of reasons including: -

e Operational property for the purposes of undertaking its business
activities.

e Investment property for the purpose of generating income.

e Assets for community benefit including historic assets.

e Amenity and leisure land for public use.

This policy is directly linked to the Council’'s Asset Management Strategy
which aims to define the purpose for which property is held, how its
performance is assessed and how growth, retention, adaptation or disposal
are considered.

The purpose of this policy is to provide a framework for the acquisition of land
and building assets as a means of maximising income and meeting the
changing demands of the Council and the residents of Tamworth.

The policy aims to provide a transparent methodology on the process for the
acquisition of land and building assets.

The local authority may acquire land and building assets provided any
acquisition is conducted on a sound financial basis,meets the strategic aims
and objectives of the Council, and meets requirements around borrowing for
investment purposes.

Approach

Definitions
Freehold — the acquisition of the Freehold interest in an asset through
payment of a single premium. The asset could be land, building or both.

Leasehold — a registerable lease in excess of seven years, could be land,
building or both. Will generally comprise of the payment of an initial premium
with an ongoing rental payment.
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Lease — a short-term lease of not more than seven years, could be land,

building or both and will generally involve the payment of an ongoing rent and
possible service charges.

General principles for acquisition

The stages of preparation leading to any acquisition should include the
following: -

e Asset Management Strategy — The Asset Management Strategy makes
allowance for growth through investment and reinvestment. This growth
could be achieved through the acquisition of assets.

e HRA Business Plan — The Housing Revenue Account Business plan
relies on an element of growth and the replacement of property lost
through the Right To Buy process. This growth can be achieved
through development or acquisition or a mixture of both.

e Financial Consultation — at an early-stage advice is to be sought from
the Assistant Director, Finance on any proposed acquisitions to
determine budget availability.

e [Legal Consultation — at an early-stage legal advice will be needed to
ensure that the Council is able to make the acquisition and to develop a
detailed understanding of asset to be acquired.

e Inspection, valuation and potential future use — before entering into any
negotiations an inspection is to take place to consider condition, value,
and potential and to identify any other issues which may affect the
decision to acquire.

e Valuations - Valuations will generally be conducted using the RICS Red
Book methodology and in line with CIPFA guidelines.

Acquisition Methods

It is likely that any acquisitions that have been identified will be progressed
through one of the following routes: -

Negotiation
In most cases it is likely that the Council will express an interest in acquiring

an asset from the current owner and will seek to enter into direct commercial
negotiations with the owner.

Tender

Some assets are sold through either a formal or informal tender process
whereby expressions are made by way of a sealed bid.

Auction

It is not uncommon for land in particular to be disposed of through an auction
process, it is more common for poorly performing buildings to disposed of
through auction.

Partnership

There may be occasions when a land owner seeks to work in partnership with
the Council on the delivery of a project that will involve the Council acquiring
part or all of the arising asset.
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Routine Operational

Occasionally the Council will need to acquire either the Freehold or a long
lease interest in an asset for operational purposes such as to enable access
to maintain an asset already in Council ownership. Any such acquisitions will
be identified by the relevant Directorate who will set out the reason for the
acquisition and any identified budgets. The negotiation process will be
completed by the Assets Team with input from external legal and valuation
providers.

Strategic Regeneration

Members, The Regeneration Board or Asset Strategy Steering Group may
from time to time identify land or building assets that will need to be acquired
for the purposed of delivering a regeneration or growth project.

Governance for such acquisitions must form part of the governance
arrangements specific to the project.

Housing

There is a requirement for the housing stock portfolio to be replaced as and
when existing properties are sold through the Right To Buy Process. Funding
is available through the housing 1-4-1 capital receipts pool and changes to the
way in this can be spent has placed an emphasis on additionality as opposed
to recycling of property. This means that growth will need to be weighted more
towards in-house development as opposed to open-market acquisition.

There remains an element of the 1-4-1 receipts that can be spent on acquiring
property on the open-market; there may also be the need to acquire land on
which to build housing property. The sums available are subject to regular
review

For all housing acquisitions there will be consultation with the teams
responsible for tenancy management and lettings which in conjunction with
the Asset Management Strategy will determine the type and location of
properties to be acquired. The budgets for housing acquisitions will be set
based on the need to spend 1-4-1 receipts; this in turn will determine the scale
of any acquisitions programme. An upper limit on purchase price for existing
properties will be agreed and this will be reviewed regularly in line with market
conditions. A detailed 50-year whole-life costing plan will be produced for all
acquisitions and only those properties showing a break-even or payback at
50-years will be considered for acquisition. The acquisition process will be
conducted by negotiation with offers being based on the valuation of an RICS
valuer; all legal work will be carried out by an external conveyancing
specialist.

For new-build projects that require the acquisition of land the financial and
viability and return on investment modelling will factor in the land acquisition
and remediation costs.
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All negotiation for the acquisition of land and or property will be carried out on

a ‘Subject to Contract’ basis.

Compulsory Purchase Orders

The Council may from time to time exercise its Compulsory Purchase Order
powers in order to carry out a growth or regeneration project. The decision to
make use of these powers must be made by Cabinet and the statutory
process must be followed.

Extinguishing of Leases

There may be occasions where for strategic reasons the Council needs to
extinguish leases before they expire; this type of action will have to be done
through a process of negotiation and is likely to result in compensation having
to be paid to the tenant. Before commencing with negotiations legal advice
must be sought and potential cost implications factored into the planning of
any projects that rely on the lease being extinguished.

Roles & Responsibilities

The Council’'s Scheme Of Delegation sets out the delegated authorities in
relation to the acquisition of assets and the entering into of lease agreements.

Overall responsibility for the management of Assets including the disposal,
acquisition and leasing in or out of assets is with the Assets Team.

Key Roles

Asset Strategy Steering Group — oversight and approval of the Asset
Management Strategy. Recommendation of assets required for regeneration
purposes for approval by Cabinet.

Regeneration Board — identification of assets that need to be acquired in
order to facilitate and deliver regeneration projects and for advising on the
most appropriate route for delivering regeneration projects (from an assets
perspective)

Assistant Director, Assets — overall accountability for the development and
delivery of the Asset Management Strategy and responsibility for the services
undertaking disposals. Responsible for the acquisition of replacement housing
property.

Property Services Officer — responsible for undertaking negotiations and
valuations in relation to operational acquisitions and for overseeing external
valuation and legal services for other acquisitions with the exception of
housing and regeneration.

Valuations — the services of external RICS certified valuers should be sought
to provide valuations for the acquisition of assets.
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Legal — legal matters will be dealt with through the shared service

arrangement with South Staffordshire District Council. The lead officer for the
shared service at SSDC will determine whether or not to outsource the legal
work to a more specialist legal firm.

Governance

Cabinet will be responsible for approving the Asset Management Strategy and the
Acquisitions Policy.

The Council’'s Scheme of Delegation sets out the nature and financial limits on the
acquisition of assets.

Budgets associated with the acquisition of assets should be identified through the
normal budget setting process for approval at Full Council.

The Asset Strategy Steering Group will approve the content and scope Asset
Management Strategy, including the identification of any potential assets that would
need to be acquired in order to deliver housing or regeneration projects prior to
formal approval by Cabinet.

The Regeneration Board will be responsible for identifying assets that would need to
be acquired for regeneration purposes.

Reference Documents

Asset Management Strategy

Net Zero Carbon Assessment

It is anticipated that any properties acquired by the Council would have a
suitable energy performance rating; however this policy may not directly
contribute towards Net Zero Carbon.

Community Impact Assessment

Part 1 — Details
What Policy/ Procedure/ Acqusition of land and building assets
Strategy/Project/Service is
being assessed?

Date Conducted June 2024

Name of Lead Officer and Paul Weston, Assistant Director, Assets
Service Area

Commissioning Team Asset Strategy Group
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(if applicable)

Director Responsible for Rob Barnes, Executive Director, Communities

project/service area

Who are the main Residents of Tamworth

stakeholders Businesses in Tamworth

Describe what This forms part of the wider Asset Management Strategy which
consultation has been has been considered by the Asset Strategy Steering Group

undertaken. Who was
involved and what was the
outcome

Outline the wider research | An acquisitions policy is considered to be good practice as part
that has taken place (E.G. of active asset management.

commissioners, partners, There are provisions within the Local Government Act to deal

other providers etc) with disposal of land and property assets by Local Authorities.
What are you assessing? A decision to review or X

Indicate with an ‘x” which change a service

applies

A Strategy/Policy/Procedure

x

A function, service or project

What kind of assessment New
is it? Indicate with an ‘x’
which applies Existing

O O d

Being reviewed

x

Being reviewed as a result of
budget constraints / End of
Contract

Part 2 — Summary of Assessment

Give a summary of your proposal and set out the aims/ objectives/ purposes/ and outcomes
of the area you are impact assessing.

O

This relates to the acquisition of land and building assets by the Council.

Who will be affected and how?

This is most likely to impact on residents and businesses of Tamworth and those looking to
dispose of or who hold land and/or property in Tamworth.

This policy sets out the criteria, process and governance surrounding the acqusition of land
and building assets.
Are there any other functions, policies or services linked to this impact assessment?

Yes X No D

If you answered ‘Yes’, please indicate what they are?

Asset Management Strategy
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Disposals Policy

Part 3 — Impact on the Community

Thinking about each of the Areas below, does or could the Policy function, or service have

a direct impact on them?

Impact Area Yes

No Reason (provide brief

explanation )

Age H X Opportunity to dispose of land and/or
property open to this group.

Disability O X Opportunity to dispose of land and/or
property open to this group.

Gender Reassignment H X Opportunity to dispose of land and/or
property open to this group.

Marriage & Civil Partnership O X Opportunity to dispose of land and/or
property open to this group.

Pregnancy & Maternity 'l X Opportunity to dispose of land and/or
property open to this group.

Race O X Opportunity to dispose of land and/or
property open to this group.

Religion or belief O X Opportunity to dispose of land and/or
property open to this group.

Sexual orientation O X Opportunity to dispose of land and/or
property open to this group.

Sex O X Opportunity to dispose of land and/or
property open to this group..

Gypsy/Travelling Community O X Opportunity to dispose of land and/or
property open to this group.

Those with Caring/Dependent O X Opportunity to dispose of land and/or

responsibilities property open to this group.

Those having an offending past X [ | Opportunity to dispose of land and/or
property would generally be open to
this group; however some people
convicted of financial related crimes
may be excluded.

Children X [ | Persons under the age of 18 would not
be able to enter into a legal agreement
to dispose of land or property.

Vulnerable Adults O Opportunity to dispose of land and/or
property open to this group.

Families O Opportunity to dispose of land and/or
property open to this group.

Those who are homeless O Opportunity to dispose of land and/or
property open to this group. (it should
be recognised that if this group holds
land and/or property it may impact on
their homeless status)

Those on low income X [0 | Opportunity to dispose of land and/or
property open to this group.

Those with Drug or Alcohol O X Opportunity to dispose of land and/or

problems property open to this group.
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Those with Mental Health issues | y [0 | Opportunity to dispose of land and/or
property open to this group subject to
them having the capacity to enter into a
legal agreement.

Those with Physical Health O X Opportunity to dispose of land and/or
issues property open to this group.

Other (Please Detail)

O

Part 4 — Risk Assessment

From evidence given from previous question, please detail what measures or changes will
be put in place to mitigate adverse implications

Impact Area Details of the Impact Action to reduce risk
Children Persons under the None - this is a matter outside of our
age of 18 are not control.

able to enter into
legal contracts to

dispose of

land/property or to

enter into a lease.
Those having an It is possible that None — this is a matter outside of our
offending past someone convicted control.

of financial crimes

would be excluded
from entering into a
legal agreement to

dispose of

land/building assets.
Those with Mental Certain people may Where a person is legally deemed not
Health Issues not have the capacity | to have capacity this would be

to enter into legal outside of our control.

agreements for

land/property. As with any other potential

purchaser/tenant they would be
advised to seek financial and legal
advice before entering into
agreements.
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LAND & BUILDING ASSETS DISPOSAL POLICY

Part 5 - Action Plan and Review

Detail in the plan below, actions that you have identified in your CIA, which will eliminate
discrimination, advance equality of opportunity and/or foster good relations.

If you are unable to eliminate or reduce negative impact on any of the impact areas, you should

explain why
Impact Action Person(s) Target date | Required outcome
(positive or responsible
negative)
identified
Children No action as this is N/A N/A N/A
outside of our control.
Others No action required. Paul Weston N/A N/A

Provided people have
the financial means and
capacity to enter into a
legally binding
agreement the policy is
open to them.

Date of Review (If applicable) .......ooeeeveee e,
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Land & Building Assets Disposal Policy

Introduction

This policy relates to the disposal of council owned land and property through
sale of the freehold interest, granting of a long lease, granting of a short lease,
granting of a license, or granting of a ‘tenancy at will’.

The policy also addresses disposal by way of a statutory forced disposal,
adverse possession, and the removal of restrictive covenants.

There are a number of reasons why the Council may consider disposing of
land and property including: -

¢ Income generation

e Regeneration (Strategic)

e Community benefit

e Surplus to requirement (strategic)
e Changing operational demands

e Removal of a liability

This policy does not include disposal of council housing assets under the
‘Right To Buy’ legislation nor does it address the disposal of any other asset
which would be dealt with through Financial Guidance documents.

Background

Tamworth Borough Council owns and manages a diverse portfolio of Assets
which include property and land for a range of reasons including: -

e Operational property for the purposes of undertaking its business
activities.

e Investment property for the purpose of generating income.

e Assets for community benefit including historic assets.

¢ Amenity and leisure land for public use.

This policy is directly linked to the Council’'s Asset Management Strategy
which aims to define the purpose for which property is held, how its
performance is assessed and how retention, adaptation or disposal are
considered.

The purpose of this policy is to provide a framework for the disposal of land
and building assets as a means of maximising income, limiting liability and
meeting the changing demands of the Council and the residents of Tamworth.
The policy aims to provide a transparent methodology on the process for land
and building asset disposals.
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Local authorities are subject to certain constraints when disposing of land and
building assets in their ownership. Some of these constraints are enshrined in
law; others arise because of a general expectation that local authorities
should be seen to act fairly when disposing of land.

Under s123 of the Local Government Act 1972 local authorities have powers
to dispose of property in any manner they wish, subject to certain constraints
which may include a requirement to obtain the consent of the Secretary of
State.

The Local Government Act 1972 s123 details the requirement for Councils not
to sell land for a consideration less than the best consideration reasonably
obtainable unless the Secretary of State’s consent was obtained. There are
however some exceptions; under the General Disposal Consent (England)
2003 this requirement for specific approval no longer applies provided any
undervalue does not exceed £2 million and the transaction is considered by
the local authority to help secure the promotion or improvement of the
economic, social or environmental well-being of its area. Any disposals at
such an undervalue will need Cabinet approval. All valuations will need to be
carried out in accordance with the requirements of the Order. There are
additional requirements under the Localism Act in relation to Assets of
Community Interest.

Approach

Definitions

Under the guidance of the s123 Local Government Act 1972 disposal is
considered to be one of the following: -

e A freehold transfer

e A grant of a term exceeding seven years

e The assignment of a term which, at the date of the assignment, has
more than seven years to run.

e A grant of an easement/right of way over land/property

General principles for disposal

The stages of preparation leading to any disposal should include the
following: -

e Asset Management Strategy — So far as possible any surplus or
underperforming assets will be identified through the Asset
Management Strategy and considered for disposal by the Asset
Strategy Steering Group. Assets identified for disposal to facilitate
regeneration projects will be brought to the Asset Strategy Steering
Group by the Regeneration Board for consideration.

e Internal Consultation Process - Relevant Directorates are to be
consulted and given an opportunity to comment on proposed disposals.
Consideration is to be given to any comments and/or proposals for
alternatives to disposal.
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e [Legal Consultation — at an early stage legal advice on title and any
rights or obligations which might affect the asset is to be sought. If it is
intended to include covenants or other restrictions in the disposal, legal
advice should obtained prior to negotiations. Any potential obligation
under the Crichel Down Rules to offer the land back to a former owner
will also be considered as part of this process.

e Inspection, valuation and potential future use — before entering into any
negotiations an inspection is to take place to consider condition, value,
and development potential and to identify any other issues which is
likely to compromise the disposal or impact on the value of the asset.

e [dentification Of Development Potential — Any asset identified as having
the potential for development should be considered by the
Regeneration Team before progressing any negotiations for disposal.
Consideration should be given to the Council’s strategic aims and
professional advice is to be sought on the best approach for disposal
so as to achieve the best outcome.

e Valuations - Valuations will generally be conducted using the RICS Red
Book methodology and in line with CIPFA guidelines. For larger
disposals consideration will be given to matters such as ‘hope value’
and overage.

e Method of disposal — The method of disposal and process for obtaining
approval will vary based on the nature and value of the disposal and is
set out in more detail in the section of roles & responsibilities.

e Fees — The approach to the apportionment of fees will vary based on
the nature of the disposal. For routine operation disposal, lease
extensions, leasehold reversions and any forced sales the Council
should look to recover all fees from the other party. For all other
disposals fees should be considered on a commercial basis and take
account of external legal and professional advice.

Reinvestment

Where an asset is disposed of resulting in a capital receipt the proceeds of the
disposal should in the first instance be ringfenced for reinvestment into
existing assets of a similar nature. Where Town Centre assets are disposed of
the proceeds are to be reinvested into the Town Centre.

Disposal Methods

There are a variety of options that can be considered for the disposal of
assets; the method adopted should be that considered to be most suited to
the nature of the disposal.

Negotiated

This approach is most likely to be used for the disposal of small parcels of
land where there is a single party with legitimate interest, usually the owner of
the property adjoining the land in question. Negotiation can only be used for
disposals of land with a value of £10,000 or less. Formal valuations are to be
undertaken and legal advice will be sought.

Sealed Bids

The use of a ‘sealed bid’ process whilst permissible is not advisable and with
the use of technology in tendering has become less relevant. It is most
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appropriate for use on the sale of smaller plots of lower value but where there
is potentially more than one party who could claim to have legitimate interest
and where those parties are largely residential as opposed to commercial
interests.

Formal Tender

This approach is likely to apply where assets have been identified as being
surplus to requirement or have been identified for regeneration purposes not
being delivered by the Council.

Formal tender should be used for all assets with a value in excess of £10,000
making use of the In-Tend system but which have no agreed development or
regeneration plan attached to them.

Where the disposal of an asset relates to a site that has a development brief
or regeneration plan attached to it external advice is to be sought on the most
appropriate and advantageous method of disposal.

Auction

Where an asset has been identified as being surplus to requirement but is not
considered to be suitable for development or regeneration, disposal through
auction should be considered. This is likely to apply to assets that have been
identified as surplus because they are underperforming or have become
derelict.

Partnership

It is likely that some disposals will take place by way of partnership working
with external bodies. This type of disposal will need to be subject to a detailed
options and financial appraisal process.

Routine Operational

A routine operational disposal will in most cases arise by way of an application
received from the adjacent owner(s) to purchase the freehold or leasehold
interest (in excess of 7 years) of a small area of land or property with no
strategic objective. Where it has been assessed that there is no development
value or open market opportunity and the asset has an open market value of
less than £10,000, 'confined' negotiations with the adjacent owner(s) can
commence with a view to achieving the most advantageous financial
outcome.

In cases where there is more than one other contiguous land holding
consideration should be given to alternative disposal strategies (e.g. sealed
informal tenders) to obtain the best consideration.

The Council holds numerous small parcels of land across the borough, many
of which are only a few square metres in area, which are sought after by local
residents. This is wusually to increase their own garden space, to
accommodate an extension to their property, or to give access to land suitable
for development, not owned by the Council. As a rule, disposal of this type of
land should not be considered, unless it satisfies one of the following criteria:
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e The asset is desolate and derelict
e There is significant financial benefit to the Council through removal of
further liability for maintenance or liability for the asset.

If one of the above apply, and after consulting with the list of consultees, a
price suitable for the proposed use of the land will be agreed by the Assets
Team, with the prospective purchaser, and the proposal to sell will be reported
to Cabinet for approval prior to any formal agreement being given. If the land
value exceeds £10,000 a formal and open disposal process must be used.

Strategic Regeneration

Members, The Regeneration Board or Asset Strategy Steering Group may
from time to time identify land or building assets for use in wider strategic
regeneration projects to be delivered by the Council, external agencies or
through partnerships.

Disposal for strategic regeneration purposes is generally excluded from this
policy and as such the most appropriate method of disposal should be given
proper consideration as part of the project delivery plan. However due
consideration must be given to the prevailing legislation relating to the
disposal of assets.

Governance for such disposals must form part of the governance
arrangements specific to the project.

Surplus

Surplus assets will be identified through the Asset Management Strategy but
will generally consist of assets that are no longer required due to operational
changes, assets that are underperforming either physically or financially or
assets that have been identified as a means of generating a capital receipt.

The recommendation for disposal will be made by the Asset Strategy Steering
Group for consideration by Cabinet. Where disposal is approved specialist
property advice is to be sought on valuations and on the most appropriate
mechanism for the disposal process.

Housing
This policy excludes the sale of council housing through the Right To Buy
process which is covered by legislation.

Sales of other council housing assets will be identified through the Asset
Management Strategy and will generally consist of assets that are
underperforming either physically or financially, assets that no longer meet the
needs of the residents or assets that require investment that would not deliver
a reasonable return on investment.
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Other housing assets such as garage or parking areas may be considered for

disposal if they are surplus to requirement and would not show a return on
investment.

Where disposal is approved specialist property advice is to be sought on
valuations and on the most appropriate mechanism for the disposal process.

Other

Open Space

Land identified as being public open space should only be considered for
disposal as a means of releasing land for strategic development and
regeneration purposes. Any disposal of public open space will be subject to
consultation with appropriate Elected Members and the wider community. Any
disposal of public open space must be approved by Cabinet.

Release of covenant

From time to time the Council will be approached by a land or property owner
requesting the release of a restrictive covenant. Each request is to be
considered on its merits with consideration being given to why the restrictive
covenant exists and whether its intended purpose still applies. Legal advice is
to be obtained in all instances.

Where there is no reason for the restrictive covenant to be in place and where
the legal advice supports it the covenant should be removed. All costs
associated with the removal of a restrictive covenant should be met by the
person(s) seeking removal.

Where the intended purpose of the restrictive covenant remains, it should not
be removed.

Consideration must be given as to whether or not there is any financial value
to be realised from the release of a covenant. The primary consideration must
be the intended purpose of the covenant, however where the financial return
outweighs the other benefit of the covenant negotiations can commence once
approved by the Assistant Director, Assets

Adverse Possession/Appropriation

From time-to-time Land Registry will notify the Council of an adverse
possession claim relating to an asset registered to or believed to be in the title
of the Council.

Upon receipt of any such notifications consultation with the legal team and
appropriate directorate are to commence with a view to establishing a defence
against the claim. It is essential that the information is gathered, and defence
submitted within the required timescales. The Assistant Director, Assets is to
be informed of any notices for adverse possession claims.
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Where Council owned assets appear to have been appropriated by third

parties contact shall be made by the Assets team demanding that the
appropriated asset is returned to its original state. Should the third party not
comply with the demand the matter shall be passed to the legal team for
formal action to be taken.

Assets of Community Value

A separate policy exists in relation to Assets of Community Value as set out in
the Localism Act 2011. Any Council owned assets identified as Assets of
Community Value being considered for disposal must follow this process.

Spontaneous Offer

The Council will occasionally receive a spontaneous offer for an asset that
has not previously been identified as being either surplus or for regeneration
purposes. The approach take in relation to spontaneous offers will depend on
the nature of the asset and its estimated value. Where there is only likely to be
a single interested party and the land is valued at less than £20,000 the
‘Routine Operational’ approach can be taken. Where there are potentially
multiple interested parties and/or the asset value exceeds £20,000 the
‘Surplus’ approach is to be applied.

Compulsory Purchase Order (CPO) or Statutory Acquisition

The Council may receive an application for some form of statutory asset
acquisition; this will normally be in relation to a major infrastructure or civil
engineering project. Upon receipt of any such notice the Assistant Director,
Assets must be informed. Cabinet and Ward Members are to be notified and
suitable legal and valuation advisers are to be appointed to protect the
financial and reputational interests of the Council.

The Council, through its specialist advisers will work to achieve the most
favourable financial and physical outcomes for the Council and its residents.

Leasehold Extensions

There is provision in law for long leases to be extended. Any tenant with a
long lease must apply for a lease extension using the formal approach. The
Council will appoint a specialist valuer and legal advisor to undertake the
valuation of the lease extension and advise on the legal provisions around
any such lease extension.

A lease extension must be granted within a reasonable timeframe with the
premium being paid being calculated in line with current valuation methods.
All valuation and legal fees are to be met by the purchaser.

Leasehold Reversion

The Council currently owns a number of residential properties that were sold
on a leasehold basis. There is a provision in law for leaseholders to acquire
the Freehold interest in their property subject to the payment of a premium.
Leaseholders must apply for a Leasehold Reversion using the formal
approach. The Council will appoint a specialist valuer and legal advisor to
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undertake the valuation of the reversion and advise on the legal provisions

and deal with any Land Registry documentation.

The reversion must be granted within a reasonable timeframe with the
premium being paid being calculated in line with current valuation methods.
All valuation and legal fees are to be met by the purchaser.

Residential Leasehold (former Council Housing)

There is provision for Leaseholders in a residential block to take over
management of the block or to acquire the Commonhold or Freehold interest
in the block. Disposal through this route is governed by separate legislation
which will be applied when considering such disposal requests.

Roles & Responsibilities

The Council’'s Scheme of Delegation sets out the delegated authorities in
relation to the disposal of assets and the granting of leases and licenses
along with the setting of investment rents.

Overall responsibility for the management of Assets including the disposal,
acquisition and leasing of investment property is with the Assets Team.

Key Roles

Asset Strategy Steering Group — oversight and approval of the Asset
Management Strategy. Recommendation to Cabinet for the assignment of
assets to be identified as surplus, and approval of assets identified for
regeneration purposes.

Regeneration Board — identification of assets suitable for inclusion in
regeneration projects and for advising on the most appropriate route for
delivering regeneration projects (from an assets perspective)

Assistant Director, Assets — overall accountability for the development and
delivery of the Asset Management Strategy and responsibility for the services
undertaking disposals.

Property Services Officer — responsible for undertaking negotiations and
valuations in relation to operational disposals and for overseeing external
valuation and legal services for other disposals.

Street Scene Operations Manager — key consultee in applications for the
acquisition of small plots of land.

Valuations — for operational disposals valuations will be carried out by the
Property Services Officer. For other disposals external specialist will be
procured to provide valuation services.
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Legal — legal matters will be dealt with through the shared service

arrangement with South Staffordshire District Council. The lead officer for the
shared service at SSDC will determine whether or not to outsource the legal
work to a more specialist legal firm.

Governance

Cabinet will be responsible for approving the Asset Management Strategy and the
Disposals Policy.

The Council’'s Scheme of Delegation sets out the nature and financial limits on the
disposal of assets.

The Asset Strategy Steering Group will approve the Asset Management Strategy,
including the identification of surplus and regeneration properties before final
approval by Cabinet. The Asset Strategy Steering Group will also be responsible for
the ongoing review of Surplus and Regeneration assets before final approval by
Cabinet

The Regeneration Board will be responsible for identifying assets to be considered
for regeneration purposes.

Operational Disposals of low value will be reported by way of a Scheme of
Delegation report through the ModGov system. Larger value, strategic and
regeneration disposals will be reported through the Cabinet process.

Reference Documents

Local Government Act 1972 (s123)
Localism Act 2011
Asset Management Strategy

General Disposal Consent (England) 2003
Net Zero Carbon Assessment

It is not anticipated that this policy will have a direct impact on the Council’s
Net Zero Carbon targets, however poorly performing property is more likely to
be identified for disposal through the Asset Management Strategy and Asset
Management Plans.

Community Impact Assessment
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What Policy/ Procedure/ Disposal of land and building assets
Strategy/Project/Service is
being assessed?

Date Conducted June 2024

Name of Lead Officer and Paul Weston, Assistant Director, Assets
Service Area

Commissioning Team Asset Strategy Group

(if applicable)

Director Responsible for Rob Barnes, Executive Director, Communities

project/service area

Who are the main Residents of Tamworth

stakeholders Businesses in Tamworth

Describe what This forms part of the wider Asset Management Strategy which
consultation has been has been considered by the Asset Strategy Steering Group

undertaken. Who was
involved and what was the
outcome

Outline the wider research | A disposals policy is considered to be good practice as part of
that has taken place (E.G. active asset management.

commissioners, partners, There are provisions within the Local Government Act to deal

other providers etc) with disposal of land and property assets by Local Authorities.
What are you assessing? A decision to review or X

Indicate with an ‘x” which change a service

applies

A Strategy/Policy/Procedure

x

A function, service or project

What kind of assessment New
isit? Indicate with an ‘X’
which applies Existing

O O d

Being reviewed

x

Being reviewed as a result of
budget constraints / End of
Contract

Part 2 - Summary of Assessment

Give a summary of your proposal and set out the aims/ objectives/ purposes/ and outcomes
of the area you are impact assessing.

O

This relates to the disposal of land and building assets in the ownership of the Council.
Disposal may be by way of sale of Freehold, granting of long leases, granting of short leases,
granting of licenses or transfer to other parties.

Excluded from this is disposal through the Right To Buy process which is a statutory process.
Who will be affected and how?
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This is most likely to impact on residents and businesses of Tamworth and those looking to
acquire land and/or property in Tamworth.

This policy sets out the criteria, process and governance surrounding the disposal of land
and building assets.

Are there any other functions, policies or services linked to this impact assessment?

Yes X No D

If you answered ‘Yes’, please indicate what they are?

Asset Management Strategy
Acquisitions Policy

Part 3 — Impact on the Community
Thinking about each of the Areas below, does or could the Policy function, or service have
a direct impact on them?

Impact Area Yes No Reason (provide brief
explanation )

Age O X Opportunity to acquire land and/or
property open to this group.

Disability O X Opportunity to acquire land and/or
property open to this group.

Gender Reassignment O X Opportunity to acquire land and/or
property open to this group.

Marriage & Civil Partnership O X Opportunity to acquire land and/or
property open to this group.

Pregnancy & Maternity O X Opportunity to acquire land and/or
property open to this group.

Race H X Opportunity to acquire land and/or
property open to this group.

Religion or belief O X Opportunity to acquire land and/or
property open to this group.

Sexual orientation H X Opportunity to acquire land and/or
property open to this group.

Sex O X Opportunity to acquire land and/or
property open to this group.

Gypsy/Travelling Community H X Opportunity to acquire land and/or
property open to this group.

Those with Caring/Dependent O X Opportunity to acquire land and/or

responsibilities property open to this group.

Those having an offending past O X Opportunity to acquire land and/or
property open to this group.

Children X [ | Persons under the age of 18 would not
be able to enter into a legal agreement
to acquire land or property.

Vulnerable Adults O Opportunity to acquire land and/or
property open to this group.

Families O Opportunity to acquire land and/or
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property open to this group.

Those who are homeless |:| X

Opportunity to acquire land and/or
property open to this group.

Those on low income X |:|

Opportunity to acquire land and/or
property open to this group subject to
them being able to meet the financial
commitments associated with any
acquisition.

Those with Drug or Alcohol O X
problems

Opportunity to acquire land and/or
property open to this group.

Those with Mental Health issues X

Opportunity to acquire land and/or
property open to this group subject to
them having the capacity to enter into a
legal agreement.

Those with Physical Health H X Opportunity to acquire land and/or
issues property open to this group.
Other (Please Detail) H

Part 4 — Risk Assessment

From evidence given from previous question, please detail what measures or changes will

be put in place to mitigate adverse implications

Impact Area Details of the Impact

Action to reduce risk

Children Persons under the
age of 18 are not
able to enter into
legal contracts to
acquire land/property
or to enterinto a

None — this is a matter outside of our
control.

lease.
Those on low Persons on low Limited — people will need to
income income may not be in | demonstrate that they have the
a position to acquire | financial means to meet the
land/property or to commitment of acquisition/lease.

lease property.

People will be advised to seek
financial and legal advice before
entering into agreements.

Those with Mental Certain people may
Health Issues not have the capacity
to enter into legal
agreements for
land/property.

Where a person is legally deemed not
to have capacity this would be
outside of our control.

As with any other potential
purchaser/tenant they would be
advised to seek financial and legal
advice before entering into
agreements.
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Part 5 - Action Plan and Review

Detail in the plan below, actions that you have identified in your CIA, which will eliminate
discrimination, advance equality of opportunity and/or foster good relations.

If you are unable to eliminate or reduce negative impact on any of the impact areas, you should

explain why
Impact Action Person(s) Target date | Required outcome
(positive or responsible
negative)
identified
Children No action as this is N/A N/A N/A
outside of our control.
Others No action required. Paul Weston N/A N/A

Provided people have
the financial means and
capacity to enter into a
legally binding
agreement the policy is
open to them.

Date of Review (If applicable) .......ooeeeveee e,
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Part 1 — Details

What Policy/ Procedure/
Strategy/Project/Service
is being assessed?

Asset Management Strategy

Date Conducted

September 2024

Name of Lead Officer
and Service Area

Paul Weston - Assets

Commissioning Team
(if applicable)

Director Responsible for
project/service area

Executive Director - Communities

Who are the main
stakeholders

Existing tenants of Council owned assets including
housing tenants.

Potential new tenants of Council owned assets including
housing tenants.

Visitors to Tamworth

Residents of Tamworth

Businesses operating in and around Tamworth

Describe what
consultation has been
undertaken. Who was
involved and what was
the outcome

Internal consultations with Asset Strategy Steering Group
Review by Members through the Scrutiny process.

Outline the wider
research that has taken
place (E.G.
commissioners,
partners, other
providers etc)

It is good practice to have and Asset Management
Strategy and associated set of supporting policies.

Research has been done by looking at the sector in
general, the Council has also worked with external
consultants on the development of previous strategies
which this builds upon.

What are you assessing? | A decision to review or (|
Indicate with an ‘x’ change a service
which applies
A
Strategy/Policy/Procedure
A function, service or O
project
What kind of New (|
assessment is it?
Indicate with an ‘x’ Existing O
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which applies

Being reviewed

Being reviewed as aresult | []
of budget constraints / End
of Contract

Part 2 — Summary of Assessment

Give a summary of your proposal and set out the aims/ objectives/ purposes/ and
outcomes of the area you are impact assessing.

This is a strategy document that sets out to understand why the council has building
assets, how it utilises and manages those built assets, the investment requirements
and income opportunities arising from built assets and set out to identify how buit
assets fit with wider corporate aspirations.

Who will be affected and how?

This strategy is largely for internal management purposes but ultimately impacts on
current and future tenants as well as those in the surrounding areas who support or
who are influenced by assets owned by the council. There will also be an impact on

staff working for the council and on visitors to Tamworth.

Are there any other functions, policies or services linked to this impact assessment?

Yes No |:|

If you answered ‘Yes’, please indicate what they are?

Acquisitions policy
Disposals Policy
Net Zero Strategy
Financial policies

Part 3 — Impact on the Community
Thinking about each of the Areas below, does or could the Policy function, or
service have a direct impact on them?

Impact Area Yes No Reason (provide brief
explanation )

Age 'l This is a high-level strategic
document that sets out the Councils

broad approach to owning and
managing assets. There is no direct
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impact arising from this that would
adversely affect this group.

Disability

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Gender Reassignment

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Marriage & Civil Partnership

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Pregnancy & Maternity

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Race

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Religion or belief

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Sexual orientation

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Sex

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Gypsy/Travelling Community

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
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impact arising from this that would
adversely affect this group.

Those with Caring/Dependent

responsibilities

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Those having an offending
past

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Children

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Vulnerable Adults

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Families

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Those who are homeless

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Those on low income

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Those with Drug or Alcohol
problems

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Those with Mental Health
issues

This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
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impact arising from this that would
adversely affect this group.

Those with Physical Health | This is a high-level strategic

issues document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Other (Please Detail) | This is a high-level strategic
document that sets out the Councils
broad approach to owning and
managing assets. There is no direct
impact arising from this that would
adversely affect this group.

Part 4 — Risk Assessment

From evidence given from previous question, please detail what measures or
changes will be put in place to mitigate adverse implications
Impact Area Details of the Impact | Action to reduce risk
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9 abed

Part 5 - Action Plan and Review

Detail in the plan below, actions that you have identified in your CIA, which will eliminate discrimination, advance equality of opportunity

and/or foster good relations.

If you are unable to eliminate or reduce negative impact on any of the impact areas, you should explain why

Impact (positive or Action
negative) identified

Person(s)
responsible

Target date

Required outcome

Date of Review (If applicable) ...,
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