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1.0 CONTEXT
Central government policy in all areas continues to be focused on economic restraint whilst 
encouraging new housing supply and access to home ownership. Rent reductions for the 
period 2016-20 have reduced available resources. The continuation of Right to Buy 
continues to reduce our number of stock. 

We acknowledge the need for the Council to use all means to increase housing supply and 
this is particularly relevant in the Borough’s most deprived areas. Recent events such as 
Grenfell have increased focus on property standards, governance of property management, 
and the impact this has on community cohesion. 

In this context it is vital to ensure we are managing our assets efficiently and effectively to 
support delivery of objectives, promote safety and help to enhance the quality of life in the 
Borough.

The Government’s 2017 report entitled “Fixing our broken housing market” describes 
housing as one of the greatest barriers to progress in Britain today. The report highlights 
“whether buying or renting, the fact is that housing is increasingly unaffordable – particularly 
for ordinary working class people who are struggling to get by”.

Of the four key themed priorities set out in the “2017–2020 Council Plan”, the local 
economy, strong communities and a greater choice of good quality housing have clear and 
defined links to this Asset Management Strategy. These priorities aim to deliver tangible 
benefits to the community and are headline issues for the Council and its staff. 

The Council’s “Local Plan 2016–2031” recognises “Barrow as a self-contained housing 
market area, subject to the particular local economic condition”. The Plan sets out its 
objectively assessed housing need to provide a minimum of 119 new dwellings each year to 
satisfy future demand. This equates to a requirement for 1785 dwellings over the duration of 
the Plan to be delivered on sites identified within the Plan.

2.0 PURPOSE
This strategy sets out our long-term approach to managing the Council’s housing assets to 
ensure we meet the present and future needs of our communities. This includes planning for 
ongoing repairs and improvements as well as reviewing and changing the property portfolio 
to meet local circumstances.  We will achieve this through;

 Effective analysis of stock data to assess the current condition of our assets.
 Effective procurement to ensure we deliver value for money. 
 Effective planning to ensure we deliver housing improvements on a “worst first” and 

“just in time” basis. 
 Effective business planning to assess the financial integrity of our investment plans.
 Effective compliance to ensure we meet our statutory obligations.

This strategy overarches five estate-based Asset Management Plans which provide detailed 
information about our communities and the likely impact economic and social factors have 
on sustainability. Each estate-based plan has been developed using robust stock condition 
information to underpin investment priorities. Each plan will deliver future asset 
improvements on the basis of unexpired component life. Advanced information reporting 
systems will ensure investments and maintenance are delivered on a ‘just in time’ and 
“worst first” basis.
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3.0 VISION
  

Our vision is to; “Provide well maintained estates where people choose to live”. 

4.0 ACHIEVING OUR VISION

To achieve our vision we will ensure we deliver the following aims:

4.1 Sustainability Aims

 Support the Council’s wider regeneration and economic wellbeing of 
communities, to ensure the housing stock supports strategic priorities.

 Prioritise investments which promote sustainability.
 Review the housing portfolio to identify and address low demand.
 Minimise void numbers and void re-let times.
 Reduce homelessness and rough sleeping through effective prevention work.
 Take prompt enforcement action regarding anti-social behaviour.
 Ensure homes are managed and maintained to a good standard. 

4.2 Financial Aims

 Use short-term and long-term financial planning to fund investments. 
 Maximise value for money through group procurement opportunities.
 Ensure the Business Plan underpins a balanced Housing Revenue Account.
 Ensure self-financing provides the opportunity to explore options to increase the 

number and quality of our homes.
 Ensure leaseholders are appropriately recharged for the services provided.

4.3 Service Delivery Aims

 Empower customers to be involved in our decision making. 
 Deliver services to a range of standards agreed with our customers.
 Eliminate unlawful discrimination, harassment and victimisation.
 Deliver maintenance and improvements on a “just in time” and “worst first” basis.

4.4 Performance Management Aims

 Ensure compliance with regard to our statutory and regulatory obligations.
 Establish challenging key performance indicators to drive performance. 
 Use advanced information technologies to record and evidence compliance.
 Maintain the quality of housing management and stock condition information 

regarding the nature, condition and demand for the stock and use this information 
to support decision making.

 Independently check contractor’s health and safety management systems.
 Check and sign off staff and contractor competencies.
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5.0 SUMMARY AND CONCLUSIONS

Following a detailed independent review of the Council’s housing assets during 2019 we 
have concluded the housing stock and associated assets are in good and substantial repair. 
We recognise however, that traditional Council owned housing estates have evolved to 
become communities with mixed tenures and understand our communities now contain a 
mix of tenants, owner occupiers and leaseholders. Consequently, our strategy focuses on 
the medium-term sustainability of each estate to ensure we make investments which 
promote sustainability and underpin community cohesion.

5.1 Sustainability Summary

In general terms social housing in the Borough is classified as sustainable. 

We have reviewed a range of economic and housing related statistics and indices to ensure 
the data provides the building blocks for our “sustainability model”.  The model provides a 
clear and transparent framework for decision-making and allows investment priorities to be 
based on the traffic light theory. ‘Green for Go’; ‘Red for Stop’ and ‘Orange for investment 
caution’. 

Full details of our sustainability model are shown in section 6.0. The outcomes of our 
sustainability assessment are shown in the table below. (Maximum sustainability score for 
each estate is 100 points).

Central 50 Sustainable with specific problems
Dalton 91 Sustainable and popular
Ormsgill 58 Sustainable with specific problems
Roosegate 71 Sustainable but less popular
Walney 89 Sustainable and popular 

We have concluded the quality and condition of the stock is good. This is evidenced by the 
number of non-decent dwellings which at the time of the survey accounted for less than 
0.04% of the stock (1 single failure). 

It is apparent the challenges facing the Housing Service in the short to medium term are not 
related to basic design or construction of the dwellings. Wider social issues such as 
deprivation, anti-social behaviour, unsustainable short term tenancies and an ageing 
population appear to be having a greater influence on demand for social housing and 
community cohesion.

These issues predominantly relate to the high volumes of one-bedroom flats on Ormsgill and 
Central estates. The flats are mainly occupied by benefit-dependent under 25 year olds.  
Statistics show these tenancies are often of a short duration and consequently significantly 
increase void turnover, management costs and manpower resources.

In addition, the number of tenants aged 62 and over seeking sheltered or adapted Council 
properties has increased significantly in recent years. This is a strategic priority for the 
Council and is highlighted in the Council’s 2017-2020 Action Plan (H4) and seeks to 
“Support the development of a supported special needs housing unit within the Borough”.

5.2 Decent Homes Summary
 
The Council maintained its Decent Homes target between 2015-2020 by upgrading the 76 
properties identified as non-decent in the 2015 Stock Condition Survey. 
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The one property failing the standard at the time of the survey in 2019 had its failing central 
heating boiler replaced in September 2019 as part of the Council’s existing investment 
programme. The Council has no properties that presently fail the standard.

5.3 Stock Condition Summary

The 2019 Stock Condition Survey confirmed “there is clear evidence that investment has 
been made in the stock over recent years”. We are confident this is primarily due to our 
“proactive maintenance regime” that focuses on the following jointly agreed priorities: 

 Ensure properties are “safe, energy efficient and weatherproof” and 
 Ensure investments are prioritised on a “just in time” and “worst first” basis.  

Results of the 2019 Stock Condition Survey form the basis of our short, medium and long 
term investment priorities. The independent surveyors inspected the Council’s social 
housing stock, garages, shops and community centres between 4th March 2019 and 19th 
July 2019 and indicate a total cost of £84,857,759 will be required over a 30-year investment 
profile. This level of investment suggests average investment of around £31,805 per 
property. This equates to an annual average of circa £1060 per property. 

5.4 Investment Summary

Our 30-year Business Planning Model assesses the financial viability of the Housing Service 
and incorporates the findings of the 2019 Stock Condition Survey. The model considers 
wider issues regarding responsive repairs, voids and gas servicing as well as current and 
future demand predictions for the stock. We aim to maximise our investment opportunities 
by ensuring;

Our policy is to: Achieve and maintain a 60% (capital investments) and 40% (revenue 
investments) split of our revenue funded investment budget.  

Capital Investments 

Delivery of planned investments and major works was transferred from Cumbria Housing 
Partners to Procure Plus Holdings (PPH) during 2017/18. The arrangements continue to be 
an effective delivery method providing value for money, compared with historical costs.  The 
new arrangements with PPH offer additional savings on fees and continue to deliver 
efficiencies through streamlined management, administration and monitoring of planned 
investment works. The delivery of investments via PPH offers additional social value 
benefits throughout the Borough as savings are reinvested into community-based housing 
initiatives.

Our policy is to: Deliver 70% of capital improvements delivered between 2020 and 2025 
via the PPH framework.

Revenue Investments 
Revenue funded investments includes responsive repairs, gas servicing and void property 
management. Traditionally, these services have been delivered using a single contractor 
capable of undertaking all aspects of service delivery.

Following an independent benchmarking exercise in 2015 there is opportunity and scope for 
these work streams to be delivered via the PPH framework and seeks to offer the Council 
additional cost savings and associated benefits. As a result the following target has been set 
for the period 2020 to 2025:

Our policy is to: Deliver 10% of revenue improvements delivered between 2020 and 
2025 via the PPH framework.
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5.5 Housing Demand Summary

Our Business Planning Model assists in forecasting anticipated demand for the stock.  The 
model looks at current demand and sales and aims to predict future trends over the short to 
medium term.

The current Business Plan indicates the continuing sale of the Council’s “prime” properties 
under the Right to Buy Scheme is likely to continue over the next five years. Consequently 
stock numbers are expected to reduce by around 18 to 20 properties each year. 

We have reviewed our existing customer profile and examined the age profile of potential 
new customers moving into Council housing. This study identified a significant shift in the 
profile of new tenants within the social housing sector. 

The trend of single people seeking Council accommodation is expected to continue over the 
next five years. We predict this shift will have a negative impact on the Housing Service in 
the longer term and is likely to result in the following additional requirements:

 An overall increase in the number of supported tenancies within the Borough.
 An overall increase in reported incidents of anti-social behaviour.
 An overall increase in void turnover rates and the associated rental income loss.

In addition, population projections indicate the number of people of pensionable age or over 
is likely to increase. The Strategic Housing Market Assessment recommends diversifying the 
range of new build dwellings appropriate for a growing number of older person households. 
Maintaining and delivering homes that ensure people are suitably housed and not in housing 
need is a major strategic challenge for the Council.

This strategic challenge requires the introduction of a “Tenancy Policy” to outline the varying 
support needs of this expanding client group. Enhanced support packages may be required 
to allow single and elderly people to fully integrate into our communities and live 
independent lives. 

5.6 Business Risk Summary

We have identified the potential risks facing the Housing Service over the next five years. 
This involved considering events or actions that may impact on our ability to deliver the 
service objectives and strategies. The review identified two key areas: 

Strategic risks exist or emerge from the general management and delivery of political and 
macroeconomic activity within the Borough and include:

 Legislative changes and the Council’s policy on stock retention will impact on the 
Housing Revenue Account Income.

 The number of low income households does not reduce.

Operational risks exist or emerge from national and local trends or uncertainties which 
shape the Borough’s housing markets and include:

 The lack of sufficient staff resources to deliver key services. 
 Roll out of Universal Credit/Welfare Reform.
 Additional resource and costs to manage the shift in tenant profile.

A summary of the risks affecting the service are shown in Appendix A.
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6.0 SUSTAINABILITY REVIEW

A sustainable community should “meet the needs of the present without compromising 
the ability of future generations to meet their own needs”. To help understand 
sustainability our Strategy considered a range of issues affecting the environment within the 
Borough, economic growth and social equity on our estates. 

Consequently we have introduced a simple “Sustainability Model” which provides 
transparency in the decisions we make. Our estate-based investment plans are periodically 
reviewed against the sustainability model to ensure we invest only in stock which benefits 
the long-term sustainability of an area. We will not proceed with investments where the 
asset is classified as unsustainable. 

We aim to achieve a step change in the way we manage our housing assets linking our 
strategies to wider regeneration issues to better understand and deal with the root causes 
of deprivation within the Borough’s housing areas.

6.1  Sustainability – Local Picture

The Housing Service is responsible for preparing this Asset Management Strategy and in 
doing so reports progress on delivery targets to Council Members, customers and partners. 
Targets are monitored, reviewed and published to demonstrate we are meeting our aims 
and objectives.

Outputs from estate-based asset management plans and investment programmes for 
individual estates are agreed with tenants’ groups, councillors and community stakeholders. 
Each plan identifies the condition of the stock and whether investment is an appropriate 
means of enhancing or maintaining sustainability. Consideration has also been given to the 
extent to which the stock will be needed or meet the aspirations of prospective and future 
(potential) tenants. To do this effectively requires up to date information and data about the 
community and the people living on and in the vicinity.  

Our base data includes wider social and an economic factor (National Deprivation Indices) 
to help us better understand and predict sustainability and include indices for crime, barriers 
to housing service, income, health and education.

6.2 Sustainability Scoring

Estates will be scored using the following methodology;

Maximum Sustainability Score (100 POINTS or 100%)

Properties scoring 80% – 100%. Will be classed as ‘Sustainable and Popular’ and 
have a Green Light for investment.

Properties scoring 65% – 79%. Will be classed as ‘Sustainable but Less Popular’ 
and have a Green Light for investment.

Properties scoring 35% – 64%. Will be classed as ‘Sustainable with Specific 
Problems and will have an Orange Light for 
investment caution.

Properties scoring 1%- 34%. Will be classed as ‘Difficult to let’ and have a Red 
Light to prevent unsustainable investment
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Data Source DALTON ROOSE WALNEY ORMSGILL CENTRAL

TOTAL STOCK @ 31.3.2019 2558 205 724 382 661 586

Tenants in receipt of benefits 148 564 293 487 439
72.20% 77.90% 76.70% 73.68% 74.91%

SCORE 3 3 3 3 3

Rent Arrears as a % of stock RE030BBC
More than 30% = 1 point; More than 20% but less than 30% = 2 points 6.95% 23.29% 14.01% 28.67% 27.08%
More than 10% but less than 20% = 3 points; Less than 10 % = 5 points -£34,824 -£116,778 -£70,245 -£143,741 -£135,743

SCORE 5 2 3 2 2

RTB Sales as % of stock 38% 33% 36% 20% 21%
More than 30% = 5 points; More than 20% but less than 30% = 3 points; 128 350 218 170 156
More than 10% but less than 20% = 2 Points; Less than 10% = 1 Point Stock  Nos in 1990 333 1074 600 831 742

SCORE 5 5 5 2 2

Turnover as a % of stock by area 7% 6% 6% 10% 11%
Less than 5% = 5 points; 5-10 % =  4 points; 

11–15 % = 3 points; More than 15% = 2 points 15 47 24 63 63

SCORE 4 4 4 4 3

Length of tenancy (Based on Area - Weeks) 691 605 643 537 520
SCORE 5 4 5 3 2

Tenants in receipt of HB

-£501,331

TENANCY DATA (25% of Total Score)

Nos of RTB's since 
1990

Stock Table Housing 
Matters

6.3  Sustainability Modelling

Scores for each estate have been calculated by analysing the following factors:

Area 1 – Tenancy Data (Carries an overall weighting of 25%)

Our forecasts for future demand considered information about the management of the 
housing stock (internal influences) as well as social information about more general issues 
including crime and anti-social behaviour (external influences).

Area 2 – Deprivation Data (Carries an overall weighting of 30%)
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LSOA code (2011) HMA
AVERAGE 

IMD 
SCORE

AVERAGE 
CRIME 
SCORE

AVERAGE 
BARRIERS 

TO 
HOUSING 
SCORE

AVERAGE 
INCOME 

DEPRIVATION 
SCORE

AVERAGE 
HEALTH 
SCORE

E01019156 CENTRAL
E01019140 CENTRAL
E01019143 CENTRAL
E01019158 CENTRAL
E01019138 CENTRAL
E01019139 CENTRAL
E01019175 CENTRAL

11 3 3 3 2
E01019144 DALTON
E01019146 DALTON
E01019150 DALTON
E01019151 DALTON

24 7 3 7 7
E01019164 ORMSGILL
E01019165 ORMSGILL
E01019166 ORMSGILL

15 3 3 5 4
E01019161 ROOSEGATE
E01019177 ROOSEGATE
E01019160 ROOSEGATE
E01019174 ROOSEGATE
E01019175 ROOSEGATE

21 6 6 5 4
E01019184 WALNEY
E01033160 WALNEY
E01019185 WALNEY
E01019187 WALNEY

28 8 7 7 6

SUSTAINABILITY SCORE

10.05 0.13

0.45

0.08 6.90 0.31 1.75

60.44

20.67

40.86

9.36

-0.27

-0.52 8.30 0.15 0.9522.91

1.08 9.76 0.44 2.16

DEPRIVATION (30% of Total Score)

50.29 0.35 1.88

0.74

SUSTAINABILITY SCORE

SUSTAINABILITY SCORE

SUSTAINABILITY SCORE

SUSTAINABILITY SCORE

DALTON ROOSE WALNEY ORMSGILL CENTRAL
Nos of properties 0 0 0 0 0

% of stock 100.00% 100.00% 100.00% 100.00% 100.00%

SCORE 15 15 15 15 15
Average cost of a routine repair £44 £38 £44 £42 £39

Spend on voids £43,461 £122,762 £61,716 £174,439 £158,546

SCORE 15 5 11 4 4

% Decent as % of stock by area

STOCK CONDITION (30% of Total Score)

Scores will be calculated by assessing key indices which indicate the underlying trends 
affecting sustainability on our estates. Our data includes indices for crime, barriers to 
Housing Service, income, health and education.

Area 3 – Stock Condition Data (Carries an overall weighting of 30%)
Scores will be calculated by assessing the average spend on routine work and voids per 
property on each estate.
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Data Source DALTON ROOSE WALNEY ORMSGILL CENTRAL
Most popular = 15 points, Popular = 12 Points;
Less popular = 10 Points; Least Popular = 8 points; 

LOCATION (15% of Total Score)

8SCORE 15 12 15 10

Area 4 – Location Data  (Carries an overall weighting of 15%)

Scores will be calculated by assessing the number of properties vacated annually on each 
estate expressed as a percentage of the total number of properties for that estate.

Summary of Sustainability Results

The results of the sustainability modelling exercise indicate a clear distinction between 
estates for example, Dalton and Walney which score highly. These estates have a 
significant number of owner occupiers. Roosegate remains sustainable but is clearly less 
popular, whilst Central and Ormsgill are sustainable but have isolated problems around 
tenancy retention which may affect future sustainability. 

Central 50 Sustainable with specific problems
Dalton 91 Sustainable and popular
Ormsgill 58 Sustainable with specific problems
Roosegate 71 Sustainable but less popular
Walney 89 Sustainable and popular 
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7.0 HOUSING SECTOR REVIEW

7.1 Population Trends and Forecasts - National Picture

The Local Authority Housing Statistics to 31st March 2018 indicate local authorities in England 
owned 1.59 million dwellings, a decrease of 0.6% from the previous year. This follows a 
historical trend which has been driven by large-scale voluntary transfer of stock to Private 
Registered Providers (PRP), Right to Buy sales and demolitions. PRP owned stock has 
increased in the same period and the overall social housing stock has increase year on year 
since 2008 from 4.00 million to 4.14 million. A summary of key local authority housing statistics 
is shown below;

 Local authority landlords in England made 108,300 lettings during 2017-18. This was a 
decrease of 4% from the previous year.

 The average local authority social housing rent in England in 2017-18 was £86.58 per 
week. This is 1% lower than the previous year in accordance with the social housing rent 
reduction set out in the Welfare Reform and Work Act 2016.

 There were 1.11 million households on local authority waiting lists on 1 April 2018, a 
decrease of 4% on the previous year.

 As at 1 April 2018, there were 70,300 “non-decent” local authority owned dwellings across 
England, a decrease of 11% from the previous year and a 91% decrease from 2006 when 
the Decent Homes standard was updated.

 In 2017-18 local authorities reported 5,500 evictions were carried out by court bailiffs, a 
decrease of 6% on the previous year.

7.2 Population Trends and Forecasts – Regional Picture

To evaluate the direction in which the Council’s social housing is moving towards, we have 
referenced key messages coming out of regional studies including the Cumbria Housing 
Statement. 

In general, the understanding is there is likely to be significant investment and growth 
potential, currently, the median household income is just over £26,000; approximately £3,500 
below the national average. The median house price is just under £145,000; well below the 
national average of £186,000. However in certain parts of the County, such as the Lake 
District, prices far exceed the national average and affordability is a major problem – house 
prices can be more than ten times local incomes. However the County also contains large 
areas (mainly urban) of deprivation, for example Barrow falls within the 10% most deprived 
nationally for overall deprivation.

The Cumbrian economy is expected to see significant growth over the coming years with 
£25bn of investment anticipated in the next 10 years for projects in West Cumbria and Furness 
alone.

The shared vision for housing in Cumbria is: “Working together to drive housing and 
economic growth, regenerate poor housing and help people to live independently.”

The Cumbria Housing Partnership aims to deliver 33,020 new homes, including 8,800 new 
affordable homes (with a range of rent and sale options), by 2030. The partnership predicts 
investment in the housing sector to generate 3,634 direct jobs, support a further 6,700 indirect 
jobs and 291 apprenticeships. In addition the partnership is seeking to;

 Create a private rented sector which is safe and meets the required standards.
 Significantly reduce the number of long-term empty homes.
 Deliver a range of home energy efficiency improvements.
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 Regenerate housing areas to drive economic growth.
 Establish a programme of new Extra Care housing.
 Provide better designed housing which can be more easily adapted.
 Improve efficiency and value for money in delivering Disabled Facilities Grants. 
 Prevent homelessness wherever possible.

7.3 Population Trends and Forecasts – Local Picture

The housing stock in the Borough consists of a very high proportion of pre-1919 terraced 
property. Much of this is smaller two bedroom property. In general terms, there is an over-
supply of two-bedroom houses and an under-supply of larger houses in the Borough. 

Over the last ten years, programmes supported by Housing Market Renewal and Clusters 
of Empty Homes funding have been undertaken to address these weaknesses in the local 
housing market. However, significant underlying problems remain. Set against this there 
are significant opportunities arising from the growth at BAE Systems. The Local Plan has 
identified a number of sites for new housing, many of which are under the control of the 
Council. This includes the proposed Marina Village site, which if fully developed could 
accommodate 600 homes.

Weaknesses of the Barrow Housing Markets

 Lack of housing choice and old stock requiring improvement.
 High proportion of pre-1919 traditional terraced houses.
 Ageing population and high dependency on benefits.
 Remoteness of the area - both in terms of road and rail - impacts on demand.
 High levels of housing stock in Council Tax Bands A and B and extremely low levels in 

G and H - shortage of larger quality ‘aspirational’ housing stock to attract higher income 
households.

 Gaps on the property ladder undermines the housing market.
 Too many compromises in terms of ‘offer’ of areas - schools, access, environment, 

services, etc - to make some parts of Furness and West Cumbria attractive to new 
residents.

Strengths of Barrow’s Housing Markets

 Potential for substantial new housing development on brownfield sites.
 Very low numbers of Non-Decent Homes on Council estates.
 Demand for housing in all sectors is high in much of the borough.
 Housing is affordable across the majority of the housing market in all tenures.
 Barrow Borough Council has targets to improve property condition and fuel poverty. 

In essence, Barrow’s housing market currently suffers from a lack of diversity and quality. 
The Council’s strategy, through initiatives such as the Housing Market Renewal programme 
and working with Homes England to facilitate the development of the Marina Village site, is 
seeking to realign the current imbalances within the local housing market. The aim is to 
create residential area with mixed tenures and incomes, promoting greater choice, 
aspiration and demand within priority wards.

In the social housing sector, demand for houses is high and void levels are significantly 
lower than benchmark thresholds. This trend is expected to continue as the effects of 
Government policies continue.

Commented [CJ1]:  This is no longer in operation

Commented [CJ2]:  I think this qualification is necessary, 
otherwise it contradicts assertions made elsewhere
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7.4 Sustainability and Deprivation

Nationally, rankings for deprivation are given to each local authority based on a score 
between 1 and 326 (with 1 being the most deprived area and 326 the least deprived area 

The 2015 Deprivation Indices rank Barrow as the 29th most deprived local authority area out 
of 326 in England. New figures are to be released in October, 2019. 

Like other deprived areas, Barrow has areas with poor quality environments and where 
housing is in low demand; these are particularly concentrated in the private sector stock 
located in the inner wards. The most deprived areas within the Borough are in and around the 
Town Centre.

The economic outlook for the Borough and the prospects for the housing market are heavily 
dependent on the future of the main employer in Barrow – the BAE Systems shipyard. This is 
currently undergoing an expansion phase in anticipation of being awarded a contract to 
construct the successors to the current submarine-based nuclear weapons system. Contracts 
worth £900m have already been awarded prior to the “main gate” award, which is worth 
approximately £10bn up to approximately 2030.

This is likely to impact on the housing market over the medium term. The nature of this impact 
will depend on the nature and source of the additional workforce. To date, there has been a 
large increase in contracting staff, which has increased the demand for short term 
accommodation, such as budget hotel accommodation, during the week. There appears also 
to be a gradual increase in the number of Houses in Multiple Occupation (HMOs). It is likely 
the demand for accommodation in the private rented sector will also increase. There may be a 
longer term impact on the market for owner occupation, but this has not become evident at the 
time of producing the Strategy.

The Council has received £3.4m funding from the Government’s Cluster of Empty Homes 
Fund, and this is being spent to bring back into use an estate of tenement flats close to the 
shipyard. It is anticipated this will take up some of the additional demand from new short term 
contract staff at the BAE Systems. The anticipated increase in occupancy will effectively 
create around 230 new units in the private rented sector. This work was completed in 2017. 

7.5 Housing Need - Barrow

The SHMA indicates there are a total of 2,466 existing households across the Borough which 
are experiencing some form of housing need, representing 7.7% of the total number of 
households in the Borough. Within this, the greatest issue is the mismatch of housing need to 
the occupied dwelling, and this forms 89.8% of the total number of households identified as 
being in housing need. Issues of particular concern are overcrowded properties and people 
with mobility impairment or other specialist needs living in unsuitable accommodation.

The SHMA includes information about the geographic distribution of housing need as well as 
tenure and household type. The data suggests the most likely person(s) to be in current 
housing need is someone over 65. These are likely to be in the inner area of Barrow in a 
property which they own but which is unsuitable because of their mobility impairment or other 
specialist need.

There is currently a lack of variety in the Borough’s housing offer, with terraced housing being 
particularly dominant. The SHMA indicates that there is a need to continue to satisfy 
household aspirations and expectations, with an emphasis on delivering market housing at a 
range of prices. The development of semi-detached houses and properties with two and three 
bedrooms is a particular priority.
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Upto 17 Yrs 18 - 20 21 - 25 26 - 30 31  - 35 36 - 40 41 - 45 46 - 50 51 - 55 56 - 60 61 - 65 66 - 70 71 Yrs +
0 38 125 180 191 175 199 254 284 250 204 211 400

Age profile of tenants

Population projections show that number of people of pensionable age or over is projected to 
increase over the plan period. Ensuring that those people are suitably housed and are not in 
housing need is a major strategic challenge for the Council.

The SHMA recommends diversifying the range of new build dwellings appropriate for a 
growing number of older person households. Maintaining the delivery of homes to reflect the 
aspirations of economically active and younger households is also required.

There is an identified need for a limited amount of affordable housing in the Borough. 

7.6 Social Housing Tenants 

The table below shows the present age profile of tenants living on our estates;

Over the past five years the age of tenants applying for a new Council tenancy has changed 
significantly. The graph below shows that a total of 493 new applications were made by people 
less than 30 years of age. This accounts for almost 35% of all new applications for Council 
housing within the Borough.

In addition, the number of tenants aged 62 and over seeking sheltered or adapted Council 
properties has increased significantly in recent years. This is a strategic priority for the Council 
and is highlighted in the Council’s 2017-2020 Action Plan (H4) and seeks to “Support the 
development of a supported special needs housing unit within the Borough”.

7.7 New Build Housing

In the short term Barrow Borough Council is not planning on utilising the new borrowing 
flexibility now available to local authorities to build new council properties.  However, there is 
an appetite by Members and the Council’s Management Team to progress new-build options 
in the medium term.

Within the Borough there is limited supply of suitable sites for development.  Some of which 
are not located in areas where there is a demand for housing. 

Barrow Borough Council continue to work on developing relations with housing developers, 
however, there is limited interest in developing in the Borough. 
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The Council has recently sold a housing site at Solway Drive, Walney to a local developer who 
is working in partnership with a registered provider. The site will provide a mix of private and 
social housing, including 22 two and three-bedroomed affordable homes.

In recognition of housing need, the Housing Service is in the process of seeking Members’ 
approval to convert Eamont Close Community Centre.  This will provide two additional two-
bedroomed disabled bungalows whilst still retaining a small community facility for residents of 
the surrounding estate. 

This type of development is a strategic priority for the Council and is highlighted in the 
Council’s 2017-2020 Action Plan (H4) and seeks to “Support the development of a supported 
special needs housing unit within the Borough”.
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8.0 STOCK CONDITION REVIEW

8.1 House Condition – National Picture

The Government’s 2017 report entitled “Fixing our broken housing market” describes housing 
as one of the greatest barriers to progress in Britain today. The report highlights “whether 
buying or renting, the fact is that housing is increasingly unaffordable – particularly for ordinary 
working class people who are struggling to get by”.

The report further states “the average house costs almost eight times average earnings – an 
all-time record. As a result it is difficult to get on the housing ladder, and the proportion of 
people living in the private rented sector has doubled since 2000”.

In response to this report the Government plan to build more homes and expect this to slow 
the rise in housing costs so more ordinary working families can afford to buy a home. The 
Government expect the New Homes initiative to bring the cost of renting down in the private 
sector down.

The information collected by the English House Condition Survey (EHCS) is the main source 
of information on the condition and energy efficiency of housing in England. The survey builds 
a picture of all types of housing, whether owner-occupied or owned by local authorities, 
housing associations, or private landlords. This information is used to: 

 Measure whether housing conditions are getting better or worse and how satisfied people 
are with their home and neighbourhood. 

 Monitor progress towards the aim to ensure everyone has the opportunity of living in a 
decent home. The results from this survey will tell us whether what is being done to 
improve standards in both public and private housing is working. 

 Target resources to where they are most needed. Over £8 billion of public money is spent 
annually on housing-related work. This survey is used to ensure funding for housing is 
directed to the people, areas, and regions where it is most needed.

Currently, one of the housing objectives is to provide social cohesion, well-being and self- 
dependence. It also considers links between non-decency and deprivation as these often 
impact on levels of housing demand. 

8.2 House Condition – Local Picture

The 2019 Stock Condition Survey confirmed “there is clear evidence that investment has been 
made in the stock over recent years”. We believe this is primarily due to our “proactive 
maintenance regime” that has focused on the following jointly agreed priorities; 

 Central Heating:  99% of properties currently have modern gas fired central heating 
systems. 

 Bathrooms:  89% of properties currently have a bathroom less than 15 years old. 

 Kitchens:  9% of properties currently have a kitchen less than 15 years old. 

 Rewires:  68% of properties have been rewired/upgraded in the last 15 years.

In accordance with stock condition guidance Michael Dyson Associates (MDA) endeavoured 
to survey 100% of the Council social housing stock. The fieldwork commenced on 4th March 
2019 and ran until 19th July 2019 and 2338 surveys were completed of the 2668 properties 
owned by the Council (88%). A range of property archetype details were used to produce a 
detailed plan of the likely investment required to the housing stock over the next 30 years. 
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The greatest cost liability lies within roofs with almost £30M of investment identified over the 
30-year period. The highest costs are in years 26-30 with over £5M required. The ‘roofs’ 
element for the purpose of this report includes roof coverings and roof structure.

Kitchens present the second highest cost liability with a total cost of £11.3M over the 30-year 
period. The biggest peak is in Years 11 to 15 with over £2.9M required in this period.

Elements in communal areas of blocks account for the third highest cost liability with almost 
£8.2M required.

Electrics also represents a significant cost liability over the 30-year period, with almost £7.4M 
required overall, an average of £247k every year over the period.

Bathroom costs peak in years 21 to 25 at over £2.1M. Initial costs, over the first five years, are 
low with just £227k of investment required. 

Heating Boilers and Heating Distribution represent a notable cost within the planned 
maintenance profile with a combined expenditure of £6.8M required over the 30-year period, 
equating to nearly 8% of the total.

8.3 Cost Analysis – Local Picture

The 2019 Stock Condition Survey summarises catch-up repairs, planned maintenance works, 
un-accounted Decent Homes costs (costs attributed to failures which do not form part of 
planned maintenance programmes), maintenance, responsive repairs, void costs and an 
allowance for preliminaries, contingencies and professional fees. 

Contingencies have been assigned to catch up repairs, planned maintenance and 
unaccounted Decent Homes costs at 10%, 8% and 3% respectively.

When summarising all costs for the properties, the figure currently stands at a total of 
£173,448,513 over the 30 year period, an average of £65,011 per property. This can be further 
broken down to an average of £2,167 per property, per year.

Repair and replacement costs for garage blocks total £2,763,866 over the 30-year period; 
these costs are over and above the totals listed above.

Repair and replacement costs for the five community centres maintained by the Council total 
£147,925 over the 30-year period; these costs are also over and above the totals listed above.

The guidance to the most recent version of the Cost Generation Model issued by, what was, 
formerly the Department of Communities and Local Government (DCLG), describes a number 
of investment categories used for the pricing of housing stock maintenance over a given 
business planning period, and these are the categories that have been adopted for the 
purposes of this Report:

 Catch-up Repairs   These are the backlog of repairs needed to make good observable 
defects in a property. They include repairs and replacements outstanding at the point of 
survey which should have been done in the past under cyclical or responsive repairs or 
planned maintenance. In carrying out the repair/replacement the objective is to restore the 
element to its original condition and work should be undertaken on a like for like basis.

 Planned Maintenance  These costs cover replacements/major overhauls over a 30-year 
business planning period (the assumption being the stock should be retained in the 
condition achieved by completing the catch-up repairs). This will be work normally 
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undertaken as elements reach the end of their expected life. Information on future major 
work should be specified by the year in which it is deemed to be required. In undertaking 
major work, replacement elements should be the same or to an equivalent standard as 
those already in place.  However, in some cases it is impractical to replace like for like and 
some element of upgrading may be appropriate in carrying out end-of-lifetime works (e.g. 
replacing under floor central heating with a gas-fired boiler and radiator system, or metal 
single glazed casement windows with upvc double-glazed windows). 

Planned maintenance costs do not include for any mechanical and electrical items over 
and above domestic and communal boilers.

 Cyclical Maintenance   This covers cyclical work on an annual or longer-term cycle.  It 
includes activities such as servicing central heating, cutting grassed areas or repainting.  
The extent of future maintenance can be determined by best practice and should take into 
account the impact of the nature of future major repairs and any improvements that are 
planned. In the case of the Council, cyclical costs include: external painting, communal 
staircase painting, sheltered properties staircase painting, gas servicing, lift maintenance, 
fire equipment and alarm services, door entry system servicing and communal boiler 
servicing.

 Responsive Repairs  This type of repair centres on day-to-day “call-out” demand and 
work carried out to properties.  The need to undertake this type of work can be derived 
from records of responsive repairs undertaken in the past.  The extent to which they are a 
function of the current condition of the stock and generated by a build-up of repairs, or are 
a function of current misuse, needs to be identified.  Future need for such repairs may be 
reduced once backlogs have been dealt with or management practices changed.

 Void Repairs  Void repairs are defined as costs allocated to maintain properties for the 
duration of a property being void and work required to make it fit for habitation.  This is 
usually a set figure per year and based on the number of voids over the financial year.

 Decent Homes Standard – Unaccounted Costs   The Decent Homes Standard has four 
criteria:

• Does the dwelling have any Category 1 HHSRS hazards?
• Is the dwelling in a reasonable state of repair?
• Has the dwelling reasonably modern facilities and services?
• Does the dwelling have an efficient heating system and effective insulation levels?

Michael Dyson Associates were instructed to assess costs related to incidences of failure 
and potential failure against the Decent Homes Standard. The costs to rectify Decent 
Homes failures are generally accounted for within planned maintenance, however some 
costs fall outside this, including the reconfiguration of rooms and the installation of loft and 
cavity wall insulation.

 Garage Block Repairs and Maintenance Costs    Barrow Borough Council has a number 
of separate garage blocks within its stock which they are responsible for the repair and 
maintenance. These blocks were all surveyed and the costs within this category represent 
the total immediate cost of carrying out catch-up repairs and on-going planned 
maintenance to these garages.

These costs are over and above the residential totals listed in the Summary of All Costs 
table and appear “below the line”. 

 Community Centre Repairs and Maintenance Costs   Barrow Borough Council has four 
community centres within its stock for which they are responsible for the repair and 
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maintenance. These buildings were surveyed and the costs within this category represent 
the total immediate cost of carrying out catch-up repairs and on-going planned 
maintenance to these buildings.

These costs are over and above the residential totals listed in the Summary of All Costs table 
and appear “below the line”.

8.4 Decent Homes

Levels of non-decency within the public sector housing stock are significantly lower than 
national targets. The table below shows that at the time of the survey, one property failed the 
standard.  The one property failing the standard at the time of the survey had its failing central 
heating boiler replaced in September 2019 as part of the existing invest programme. The 
Council presently has no properties that currently fail the standard.

8.5 Housing, Health and Safety Rating System (HHSRS)

The HHSRS was introduced as a replacement for the Fitness Standard to ensure residential 
premises provide a safe and healthy environment for any potential occupier or visitor. 

The HHSRS uses judgments made by surveyors based on an inspection of the dwelling. This 
generates a numerical score based on two judgments;

 Likelihood over the next 12 months of an occurrence which could result in harm to a 
member of the vulnerable age group

 The range of potential outcomes from such an occurrence

Throughout the fieldwork, MDA found 32 Category 1 hazards in 29 properties. The table 
shows the breakdown of hazard types:

The Council successfully removed or mitigated the Category 1 hazards found throughout the 
fieldwork meaning currently, there are no outstanding Category 1 hazards remaining within the 
social housing stock in Barrow.
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8.6 Stock Profile 

The Council’s public sector housing stock consists of 2576 traditionally constructed low-rise 
houses, flats and bungalows spread across five main housing estates: Dalton, Roosegate, 
Central, Ormsgill and Walney. 

The stock comprises of the following property types;

Property type Number Percentage of stock

Bungalow 156 6.0%

House 1118 43.0%

Flat 1232 48.0%

Other (Dispersed/Miscellaneous) 19 3.0%

Totals 2576 100%

The stock is broken down into the following age bands:

Properties built before 1944 
The Council’s pre-war properties amount to 16% of the total housing stock, with properties 
distributed throughout all of the present housing management areas. 

All properties in this group have traditional cavity wall construction with many having red facing 
brick facades and pitched slate roofs. The general condition of the properties is good due 
mainly to the level of investment and improvement to both internal and external areas of the 
properties over recent years.

Properties built 1945-1964 - Post War
The Council’s post war properties amount to 51% of the total housing stock and consists of 
traditional cavity wall construction generally with a render finish to the majority of properties, 
excluding those in the Greengate and Dalton area, which are constructed from a red facing 
brick facade. 

All properties have a pitched roof structure incorporating a slate or tiled covering. Whilst many 
of this group have benefited from improvements over recent years, there are still areas of 
Newbarns, Abbotsmead, Walney and Ormsgill which have had little or no improvements since 
built, however, the general condition of the properties remains good.

Properties built after 1965
The Council’s newer properties amount to 33% of the total housing stock and consist mainly of 
traditional cavity wall construction to the houses, flats and bungalows. All have traditional 
pitched roofs incorporating a concrete or clay tiled covering.

Very few of the properties in this group have undergone major improvements, with the 
exception of 80 properties in the Central area that benefited from Single Regeneration Budget 
funding in 2000. Whilst the general condition of the structure and fabric is good, MDA have 
indicated many of the flats require remedial works in the form of “Master Planning” to the 
communal areas and security in order to improve sustainability.
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8.7 Energy Efficiency

MDA collected RdSAP (Reduced data Standard 
Assessment Procedure) energy data and 
processed this information using the National 
Home Energy Rating (NHER) Auto Assessor 
software. 

The SAP (Standard Assessment Procedure) 
energy ratings in this table show how energy 
efficient or in-efficient a property is – the higher 
the rating, the more efficient the property is 
considered. 

The maximum SAP rating that a property can 
have is 100.

It shows the average SAP rating within each 
area of the Council’s  stock. 

 ‘Vulcan’ has the lowest average SAP rating 
with just 51.5.  

 ‘Town Centre’ has the highest, with 71.28.

8.8 Right to Buy Forecasts

Long term forecasts indicate the continuing sale of the Council’s “prime” properties under the 
Right to Buy Scheme will result in a reduction of stock numbers by around 18 to 20 properties 
each year. 

Right to Buy levels have continued to reduce stock numbers, albeit at a slower rate. 
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8.9 Stock Valuation

In 2017 the Council commissioned a stock valuation exercise based on the MHCLG document 
“Stock Valuation for Resource Accounting”. This exercise led to an asset value for the housing 
stock of £70.8m.  This figure was reviewed on a desktop basis as at 1 April 2018, which led a 
revised asset value for the stock of £71.5m. 

In accordance with MHCLG and RICS guidance the valuation of HRA housing stock for capital 
accounting purposes is reported on the basis of Existing Use – Social Housing (EUV-SH).  
EUV-SH requires the application of a regional adjustment factor to market value (assuming 
existing use) to reflect sitting tenants experience below open market rents and also various 
rights including the Right to Buy.  The current regional adjustment factor for North-West 
England is 40% of market value.

In addition, the Housing Service retains management of garages, shops and community 
centres with a current cumulative value of £3.06m

8.10 Investment Priorities

The 2019 Stock Condition Survey results form the basis of our Business Planning Model and 
provides the underlying data for our short and medium-term investments. 

Our overarching investment priorities are to:

 Ensure properties are “safe, energy efficient and weatherproof”
 Carry out improvements on a “just in time”; “worst first” basis

Whilst the stock is generally in good condition the independent surveyors confirmed “there 
remain a number of properties which have components approaching the end of their useable 
life which will need replacing over the coming years”. In view of this we have initiated a 
number of ongoing priorities to ensure components are replaced in accordance with our 
overarching investment priorities including:

 Complete repairs to any newly occurring non-Decent Homes by 31 March 2025.
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 Replace 150 central heating systems annually.
 Replace main roof coverings that are approaching the end of their component life.
 Replace flat roof coverings that are approaching the end of their component life.
 Replace external wall finishes that are approaching the end of their component life.
 Replace windows to 150 properties annually.
 Upgrade 100 electrical installations annually.
 Test and certify all gas appliances annually.
 Test and certify all electrical installations on a five-year cycle.
 Paint and repair timber components on a six-year cycle.
 Upgrade communal lighting with energy efficient bulbs or fittings. 
 Upgrade security doors to communal areas.
 Undertaking roofing and damp improvements to 10 blocks of garages annually.
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9.0 POLICIES AND PROCEDURES

Based on the findings of the 2019 Stock Condition Survey we will assess and deliver 
maintenance based on unexpired component life. This approach is supported by the use of 
advanced information reporting systems. Our ‘just in time’ strategy aims to prioritise 
investment on a “worst first” basis. 

Our maintenance aim is to:
“Work together to deliver high quality repairs and maintenance services which are free 
from defects, completed on time, by prior appointment, within budget and by multi- 
skilled operatives working in a safe and efficient manner”.

To achieve our aim we have reviewed the Council’s strategic policies relating to purchasing, 
procurement, building maintenance and safety management and, in doing so, have 
established a range of housing specific procedures which contain the following elements:

 The named Duty Holder.
 The named Responsible Person.
 The policy aims and objectives. 
 The named Officers responsible for compliance. 
 The named Officers responsible for implementation.
 The roles and responsibilities of other team members.
 Guidance and procedural notes.

9.1 Gas Servicing Procedure

Our policy is to Ensure gas appliances, fittings and flues provided for tenants in both 
domestic and communal areas comply with our legal duties as landlord under “The Gas Safety 
(Installation and Use) Regulations 1998”.

9.2 Domestic Electrical Testing Procedure

Our policy is to:  Ensure the electrical installation in a Council property is safe when a 
tenancy begins and is maintained in a safe condition throughout the tenancy in line with our 
legal duties as landlord under “The Landlord and Tenant Act 1985” and the 2004 Housing Act 
(Housing, Health and Safety Rating System.

To ensure all non-domestic premises including common parts of blocks of flats comply with the 
requirements of “The Regulatory Reform (Fire Safety) Order 2005 (England and Wales)”.

To ensure there is a fully operational smoke alarm fitted on every storey where at least one 
room is used wholly or partly as living accommodation. To ensure all electrical installations 
comply with BS 7671 (IEE Wiring Regulations)

9.3 Fire Risk Assessment Procedure

Our policy is to:  Keep residents safe and to ensure compliance with our statutory duties 
under the Regulatory Reform (Fire Safety) Order 2005 (FSO).

9.4 Communal Area Inspection Procedure

Our policy is to:  Ensure the Housing Service complies with its legal duties as landlord under 
the Housing Act 2004 and in particular the Housing Health and Safety Rating System with 
regard to slips, trips and falls in communal areas. To ensure so far as is reasonably 
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practicable, the health and safety of employees and others attending Council housing assets 
are, in accordance with the Health and Safety at Work etc Act 1974 and the Management of 
Health and Safety at Work Regulations 1999 not exposed to health and safety risks.

9.5 Radon Gas Procedure

Our policy is to:  Ensure the Housing Service complies with its legal duties as landlord under 
the Housing Act 2004 and in particular the Housing Health and Safety Rating System with 
regard to reducing exposure to Radon Gas. To ensure so far as is reasonably practicable, the 
health and safety of employees and others attending Council housing assets are, in 
accordance with the Health and Safety at Work etc Act 1974 and the Management of Health 
and Safety at Work Regulations 1999, not exposed to health and safety risks associated with 
radon gas.

9.6 Water Testing Procedure

Our policy is to:  Ensure the Housing Service complies with its legal duties as landlord under 
the Health and Safety at Work etc Act 1974 (HSWA) to manage risks from legionella bacteria, 
which may arise from occupation of domestic and commercial premises, construction work or 
vacant property activities. 

To appoint a suitably qualified legionella specialist to inspect the existing water supply and 
water storage installation and equipment installed in dwellings and shops to ensure it complies 
with BS8580:2010 (Quality – Risk Assessments for Legionella Control – Code of Practice) and 
ACoP L8 (The Control of Legionella Bacteria in Water Systems): 2013.

To ensure we comply with our wider duties under the Management of Health and Safety at 
Work Regulations (MHSWR) and the Control of Substances Hazardous to Health (COSHH) 
Regulations 2002 to protect people from hazardous substances. 

9.7 Solid Fuel Appliance Procedure

Our policy is to:  Ensure solid-fuel appliances installed in Housing Service properties are 
adequately and regularly serviced and maintained. This includes an annual safety inspection 
to ensure that the appliance and its flue and/or chimney arrangements are operating safely 
and swept in accordance with the recommendations in the installation checklist. 

To ensure there is a fully operational carbon monoxide detector installed near to solid-fuel 
appliance(s).

9.8 Non Domestic Housing Assets Procedure

Our policy is to:  Ensure the mains services (electrical installations, gas supplies and gas 
equipment, water supplies/testing and fire risk controls) in non domestic Council assets are 
safe when a lease begins and is maintained in a safe condition throughout the term of the 
lease.

9.9 Responsive Repairs Procedure

Our policy is to:  Deliver responsive repairs in line with the standards set out in the “Tenancy 
Agreement”.
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9.10 Equality and Diversity Procedure

Our policy is to:  Investigate all incidents of unlawful discrimination and report findings to the 
Council’s corporate Equality and Diversity Group.

9.11 Leasehold Procedure

Our policy is to: Recover service charge and major work costs from Leaseholders in 
accordance with the terms and conditions of each leaseholders lease agreement.
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APPENDIX A
STRATEGIC RISKS (Items in BOLD and GREY relate to Housing Sector Risks)

Corporate Risk Register – 2018/19

1: The number following the year in column 1 is the version number which reflects the number of times the risk assessment has been amended.
2: Columns 2-4 represent the unmitigated risk score, Columns 8-10 represent the mitigated risk score.
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Corporate 1
2018 | 1 
Future financial 
stability and 
sustainability of 
the Council.

5 5 25

Without sufficient funding plans discretionary 
services may be at risk of reduction or closure:
Statutory services may be delivered with 
reduced service levels.

Staff redundancies may not be avoidable.

Funding to external bodies may be reduced.

The Council's capital programme and treasury 
management strategy must be affordable and 
reduced revenue resources may impact on the 
Council's plans.

The overall capacity of the Council to deliver 
services may need to be scaled down and may 
fall below users expectations. The 2019-20 
remaining deficit is projected to be £1.8M 
reduction. 

The outcome of the Government’s Fairer 
Funding Review is not yet known. 

The Council’s Medium Term Financial Plan has been projected 
out to 2019-2020 and is aligned to the Council's Plan and has 
been presented to the Executive Committee.

All of the assumptions are clearly shown and will continue to be 
reviewed during the life of the Budget Strategy. 

Through the Budget Strategy, the Medium Term Financial 
Strategy has the aim of eliminating the deficit in the core budget.  
This will require the use of the reserves set aside for support and 
pacing the changes, to achieve longer term financial resilience. 

The impacts of the Budget Strategy will be closely monitored by 
Management Board, including the impacts on the workforce. The 
Council has a Workforce Strategy which provides a clear 
commitment to employees. Along with the Budget Strategy, the 
Council has published its Plan, Priorities and Objectives which 
includes actions for the coterminous period. The Council Plan 
also includes a forward view beyond 2023. The Council is 
somewhat limited in the additional external funding it can access, 
but wherever possible bids are submitted where grants are 
available; this is for projects and not for sustainable services.

In order to maximise the grant funding brought into the Borough, 
the Council increasingly works with other organisations to draw 
funding in; in most cases taking on the role of Accountable Body. 

Executive 
Director and 
Director of 
Resources

5 4 20



Page 31 of 37

Threat 
description 
and reference 

Li
ke

lih
oo

d

Im
pa

ct

Sc
or

e

Potential impact Mitigating actions Responsible 
Officer

Li
ke

lih
oo

d

Im
pa

ct

Sc
or

e

Corporate 2 
2018 | 1 
Legislative 
changes and the 
Council’s policy 
on stock 
retention will 
impact on the 
Housing 
Revenue 
Account Income.

5 5 25

Imposed 1% rent reduction year on year for 4 
years (estimated total loss in budget of c10% 
over the 4 years).
Welfare reform changes, in particular the 
continued impact of the bedroom tax, and 
the implementation of universal credit. 
"Right to Buy" applications for larger 
properties are impacting on our ability to 
manage tenancies. 

Although the numbers on universal credit 
remain low experience is showing it is 
proving difficult to collect rent from such 
recipients.

The Stock Retention Policy restricts future 
options to achieve financial stability in the 
Housing Revenue Account.

The Housing Service Review Working Group has been 
established to make strategic decisions on the future of the 
Housing Service.

The Housing Service has and is implementing a range of 
initiatives within its operational arrangements to deal with 
welfare reform. This ranges from the change in focus of Housing 
officers and up-skilling to improve engagement with potential 
residents with emphasis on ensuring they have budget plans in 
place from the start of their new tenancy. Equal priority is also 
afforded to existing tenants to ensure they have the necessary 
budget plans and arrangements in place to meet their housing 
costs. 
New technology solutions are also being progressed to improve 
the management of tenancies. 

Assistant 
Director - 
Housing

5 4 20

Corporate 3 
2018 | 1 
The number of 
low income 
households 
does not reduce.

4 4 16

The Impact of Welfare Reform changes has 
had an impact on the Housing Revenue 
Account as detailed in risk Corporate 2 
above.

More generally residents may experience low 
incomes and risk homelessness which 
makes it more difficult to achieve the 
Council’s objective of providing a 
sustainable Housing Service.

Continue to support and work with advice agencies throughout 
the Borough to assist residents to receive appropriate advice.
Maximise the Discretionary Housing Payments fund and assist 
residents in the most challenging financial circumstances to look 
for longer-term solutions to their problems.
The Council has developed a Homeless Strategy based on our 
approach of preventative work to assist residents under threat of 
losing their homes and assist those who are homeless, to 
resolve their issues.
Reduced central grants for Local Government Council Tax 
Reduction Scheme are not passed on to households or tax 
payers as reduction in entitlement.
Continue to invest in group repair schemes to enhance 
properties and their environment. 
Continue to offer disabled facilities grants and disabled 
adaptations.
The Council provides financial support to Barrow Citizens Advice 
Bureau and the Barrow and District Disability Association to 
continue to provide welfare benefits advice committed until 2020.
Priority outcomes in the Life Leisure contract target 
disadvantaged groups and areas.

Management 
Team 4 3 12
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Corporate 4 
2018 | 1 
Delivery of the 
Water Front 
Regeneration 
Programme

4 4 16

Failure to deliver the programme will damage 
the profile of Barrow as a place to live and work.  
There is currently an active market in private 
sector residential development which would 
make the Marina Village of interest to private 
sector developers.

European Regional Development Funding application for 2nd phase 
development in the Barrow Island Growth Zone has been approved.
The project can progress in phases subject to the availability of 
funding. 
This development is a priority in the Cumbria Local Enterprise 
Partnership Strategy.
The Council is committed to complete the site assembly. 
The first access into the site has been completed.
Consultants are preparing a Development Framework Master Plan.

Executive 
Director 3 4 12

Corporate 5 
2018 | 1 
Effective 
workforce 
planning

4 4 16

Potential impact – Without effective workforce 
planning, service delivery and service quality are 
placed at risk. If adequately qualified and 
experienced officers are not in place, the risks of 
service failure and customer dissatisfaction 
increase and the risk of regulatory failure may 
need to be addressed.
Without a transparent commitment from 
Management and the Administration, the 
workforce may be less inclined to remain with 
the Council for the longer term and seek out a 
career elsewhere.

Mitigation – The Council has a Workforce Strategy. Management and 
the Administration are aware that the Council’s workforce is the most 
valuable resource in achieving service delivery and customer 
satisfaction.
Development, training and succession planning are keys to the 
retention of the workforce and in recruiting new employees.
Where there are skills gaps, the Council will look to fill that gap with 
training and in the short term look to consultants or other skilled 
professionals to ensure service continuity. The Council will only look to 
retain consultants on a short term basis, as and when required, to 
allow time for the required skills and knowledge to be acquired by the 
workforce.

Management 
Team 3 4 12

Corporate 6 
2018 | 1 
Information 
Technology 
security breach

4 5 20

Corruption of systems and loss of data. 
Withdrawal of Public Sector Network access. 
System downtime impacting on service delivery.                          
Low level issues are being identified as risks 
during the annual testing and the resource 
requirement for achieving PSN compliance is 
increasing as a result.

Up-to-date Information Security Policy. Staff using email and internet 
sign up to the Policy. Management overview of email and internet 
usage.
Individual virtual servers for discrete business areas.  
Installation of anti virus, spyware/malware and endpoint control, robust 
firewalls and antivirus software. The ‘next generation’ firewall is also 
used for URL filtering.
We scan all email (incoming and outgoing) and then rescan everything 
with on the Exchange server.
Virtual desktops provide more controlled environment which further 
limits the possibility of breaches. 
Third party support which includes installing up to date versions and 
patches to reduce the risk of unauthorised access or infections.
E-training for email and internet vigilance has been delivered to all 
staff. 
IT Department will continue to review ICT Security and update 
systems as required. IT Department will also provide training and 
advice to minimise the risks.

Corporate 
Support 
Manager

3 4 12
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Corporate 7 
2018 | 1  
Level of sickness 
impacts on 
service delivery

3 4 12

A significant increase may impact on the 
Council's capacity to deliver services and 
achieve performance targets and deadlines.
 
An increase in sickness absence may result in 
the need for temporary staff thereby increasing 
costs. 

The Council refreshed the absence Management Policy and 
procedures in 2018 which have contributed to reducing the current 
levels of sickness. 

Details of sickness management are considered at every to 
Management Board at each meeting.

Director of 
Resources 2 4 8

Corporate 8 
2018 | 1 
Maintain H&S 
arrangements and 
target services for 
improvement.

2 5 10

Members of the public and Council employees 
could be put at risk by Council operations

The establishment of the Property Services Group and the Health & 
Safety Management Group has strengthened the Council's H&S 
arrangements.
The Park Leisure Centre has been outsourced. 
Health & Safety systems will be kept under review.
All staff will continue to receive electronic H&S training.
High risk services will be targeted for improvement.
The Council has been advised on risk mitigation by its insurers Zurich 
Mutual and has an agreed corporate inspection policy and action plan 
to improve the inspection of properties.
There is a culture for reporting near misses.

Executive 
Director 2 4 8

Corporate 9 
2018 | 1 
Failure of external 
partner, service 
providers or 
contractors.

3 4 12

This is likely to result in the suspension of some 
services while alternative service providers are 
identified.
A significant statutory service has been 
insourced.
A discretionary service has been outsourced.

The Council monitors the position of service providers through regular 
client meetings and undertakes company checks on our contractors.
The Council retains the intellectual property and assets that will 
support continuity of services.
The Council is introducing regular service performance monitoring on 
major contracts.

Management 
Team 2 3 6

Corporate 10 
2018 | 1 
 

Incidents of fraud, 
bribery or 
corruption

2 3 6

It would indicate a failure of the Council's 
systems.
Loss of money. 
Loss of reputation and confidence.

Fraud and corruption policy in place for staff and Members.
Effective whistle blowing policy in place.
Monitoring of standards and checks by Internal Audit

Management 
Team 2 2 4

Corporate 11 
2018 | 1 
Major incident 
affecting service 
delivery 

1 5 5

Widespread damage due to fire, flooding, severe 
weather or a pandemic.

Business continuity plan.
Contingency plans.
Remote access to Council systems

Executive 
Director 1 3 3
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Operational Risk Register - 2018/19

1: The number following the year in column 1 in the version number which reflects the number of times the risk assessment has been amended.
2: Columns 2-4 represent the unmitigated risk score, Columns 8-10 represent the mitigated risk score.
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Operational 1 
2018 | 1 
Not having 
adequate 
staffing to 
deliver key 
services.

4 5 20 
Key services, including statutory services 
and demand led services cannot be delivered 
or delivered at an unacceptably low level.

Many customer facing services have been contracted out and 
therefore staffing lies with the contractor.  The Housing Service 
is still in house and we will manage staffing levels.   
Management Board co-ordinate leave to ensure that senior 
management is available.
Staff holiday planning is undertaken by the managers within 
departments.
Consultancy services are used where unplanned absences will 
result in statutory services being adversely affected. The Council 
has also agreed mutual aid arrangements for professional 
support with other local authorities.

Management 
Team

              
3 

       
4 

    
12 

Operational 2 
2018 | 1 
Access to 
operational 
buildings.

2 5 10 Key services, including statutory services and 
demand led services cannot be delivered.

The Council has a Business Continuity Plan.
Services that are contracted out do not depend on the Council's 
premises being accessible. The Revenues, Benefits and Customer 
Services were insourced in October 2018.
The leisure services are not statutory - no access would be 
inconvenient and prevent users from enjoying the facilities.
Key back office functions performed in the Town Hall can be carried 
out from other operational buildings.
There are several key holders for each operational building.

Executive 
Director

              
2 

       
4 

      
8 

Operational 3 
2018 | 1 
Unable to collect 
household waste.

3 5 15 

Households would potentially have side waste if 
the refuse container filled up due to delays in 
collections.
There are health and safety issues with holding 
waste and particularly side waste for 
householders.

The waste collection service is contracted out.
There is a waste management snow plan.
There is capacity within the week to put on additional collections to 
catch up from any delays.

Assistant 
Director - 

Community 
Services

              
2 

     
  3 

      
6 
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Operational 4 
2018 | 1 
Unable to pay 
housing benefits 
to claimants.

1 5 5 
Housing benefit recipients would be unable 
to pay their rent and this may jeopardise 
their tenancies.

The BACS file is produced a day ahead of time. 
The Council has support for BACS from its supplier and from its 
bank.
Payments can be made by alternative methods in exceptional 
circumstances.

Director of 
Resources

              
1 

     
  2 

      
2 

Operational 5 
2018 | 1 
Unplanned outage 
of the cremator.

2  5 10 

Services are pre-booked and there would be 
disruption to users in rescheduling or 
transferring the services.

There would be a loss of income.
Loss of reputation

The cremators are regularly checked by crematorium staff and by the 
contracted maintenance provider.
The cremators are being replaced in 2018 and contract management 
arrangements are in place to minimise downtime.
Arrangements exist with a neighbouring crematorium for the planned 
outage that occurs when the Council's cremator is re-lined.

Assistant 
Director - 

Community 
Services

              
1 

      
 5 

      
5 
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Operational 6 
2018 | 1 
Significant system 
failure

2 3 6 

Unable to effectively conduct normal business 
activities.
Loss of historical work and data.
Failure to meet deadlines.
Unmanaged access to Council network could 
lead to uncontrolled interventions which may 
inadvertently impact on the Council's network 
resulting in system downtown.

On-going monitoring of system performance.
Disaster recovery arrangements in place with off-site replication of 
data.
External support and maintenance contacts in place with appropriate 
Service Level Agreements.
Change control procedure in place. External access by third parties is 
risk assessed.
There is an audit trail through Active Directory so that users accessing 
the network can be identified.
Installation of anti virus, spyware/malware and endpoint control, robust 
firewalls and antivirus software. The ‘next generation’ firewall is also 
used for URL filtering.
We scan all email (incoming and outgoing) and then rescan everything 
with on the Exchange server.

IT Manager               
1 

      
 3 

      
3 

Operational 7 
2018 | 1 
Data 
management

2  3 6 

Unauthorised access to sensitive financial 
information which may result loss of monies. 
Unauthorised access to personal data which 
may result in identity theft and financial losses 
for individuals and leave the Council vulnerable 
to litigation.
Unauthorised disclosure of personal data which 
may result in identity theft and financial losses 
for individuals and leave the Council vulnerable 
to litigation.
Loss of reputation.

The Council has implemented the controls required to comply with the 
Public Sector Network requirements including robust penetration 
testing to identify and address weaknesses.
Policies and protocols are in place to help staff understand 
compliance with GDPR.
Data asset register is being developed.
Data sharing agreements are being reviewed.
The information retention guidelines are being reviewed.
E-learning programme on GDPR for all staff.
Specific and specified service training as required.

Corporate 
Support 
Manager

1 2 2
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Operational 8 
2018 | 1 
Contract 
administration and 
procurement

2 2 4

Non-compliance with the Council’s Financial 
Regulations and Contract Standing Orders.
Failure to achieve Value for Money.
Loss of reputation.
Failure to comply with  the Council’s 
Transparency duties
Inadequate compliance with the Contract 
Management Checklist requirements. 

Contracting Standing Orders Financial Regulations and Purchasing 
Guide available to advise staff.
Contract checklist to guide managers through the contract process.
Contract auditing on all contracts over £100,000.
Purchasing Officer recruited to provide procurement support.

Management 
Team 1 2 2

Operational 9 
2018 | 1 
Additional 
resource and 

3 3 9
There is a predicted shift in tenant profile 
that will have a negative impact on the 
housing service in the longer term and is 
likely to result in the following additional 

Introduction of a “Tenancy Policy” to outline the varying support 
needs of this expanding client group. Enhanced support 
packages may be required to allow single people to fully 
integrate into our communities and live independent lives. 

Assistant 
Director for 

Housing

2 3 6
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costs incurred 
by the Housing 
Service

requirements;

 An overall increase in the number of 
supported tenancies within the borough

 An overall increase in reported incidents 
of anti-social behaviour

 An overall increase in void turnover rates 
and the associated rental income loss

Operational 7 
2018 | 1 
Data 
management

2  3 6 

Unauthorised access to sensitive financial 
information which may result loss of monies. 
Unauthorised access to personal data which 
may result in identity theft and financial losses 
for individuals and leave the Council vulnerable 
to litigation.
Unauthorised disclosure of personal data which 
may result in identity theft and financial losses 
for individuals and leave the Council vulnerable 
to litigation.
Loss of reputation.

The Council has implemented the controls required to comply with the 
Public Sector Network requirements including robust penetration 
testing to identify and address weaknesses.
Policies and protocols are in place to help staff understand 
compliance with GDPR.
Data asset register is being developed.
Data sharing agreements are being reviewed.
The information retention guidelines are being reviewed.
E-learning programme on GDPR for all staff.
Specific and specified service training as required.

Corporate 
Support 
Manager

1 2 2


