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Name of Committee: Overview and Scrutiny Committee
Municipal Year: 2024-25

Scrutiny Action Log

Reference Action Assigned to Scrutiny Due Date Response
Lead
21 May Parking Spotlight Simon Baxter Clir Jahed 9" July 2024 | See Appendix 1 on response from the
2024 _ Corporate Director, Choudhury, service on parking spotlight.
Committee members commented | communities OSC Chair
that this is a difficult stage in the
customer journey and from
experience, call centres are difficult
to get through to and there are
often long timescales in place for a
replacement permit. As part of the
T new policy, Members would like the
Q council to ensure the customer
% journey is simplified and there is no
w delays/inconveniences caused to a
resident should they change a
vehicle. The Committee feels that
there seems to be a gap here and
residents are not aware of this.
Chief Executive to update Stephen Halsey, Chief Clir Jahed Chief Exec attending in person to provide an
Committee on Corporate Executive Choudhury, update on 9" July 2024
Restructure OSC Chair
Scrutiny Portfolio update Clir Jahed Will be published for the 9th of July 2024
Choudhury,
OSC Chair
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Scrutiny Action Log

2024

9 Jul 2024 OSC has requested for them to be | Stephen Halsey, Chief Clir Jahed 23/07/2024 See attached Power Point slide deck titled
provided with details of the new Executive Choudhury, scrutiny update on new structure
council structure. so that Members OSC Chair
can understand which Services will
be under each Directorate.
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Appendix 1: Parking Spotlight Response

Briefing title Swap Vehicle / Temporary cover Process Review
Prepared for Overview and scrutiny

Date 20/05/2024

Author Michael Darby
Key Points

As part of overview and scrutiny parking spotlight there were concerns raised on the customer journey when a resident permit holder obtains a
new vehicle and is required to make changes to their permit details. Previously, there was a temporary cover option which would allow
residents to cover their new vehicle temporarily. However, this could not be configured at the time to limit the number of covers per year.
Therefore, it was removed due to the large scale of abuse, also there were no requirements for documents to be uploaded which was a
concern from an audit perspective.

Currently, the resident permit holder is required to submit a swap vehicle application, however this must go through an authorisation process by
an officer for the swap to take effect which can take up to 3 working days.

Focus of the briefing
To improve the customer journey when a resident makes an application for a swap vehicle which can take up to 3 working days the customer
will have the ability to apply for a free temporary cover whilst their application is being processed.

Options or implications
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Scrutiny Action Log

To improve the customer journey, we are working with our supplier to reinstate the temporary cover to allow customers to apply for free of
charge to immediately cover their new vehicle whilst their swap vehicle application is processed. Customers will be limited to maximum of 3
temporary cover permit per account per year. Each temporary cover will last a duration of 14 days.

Background and Information

What is a swap vehicle?
This function allows resident permit holders the ability change their permit details if they have obtained a new vehicle via the customer portal.

What documents are required for a swap vehicle?
For a swap vehicle to be successful the resident must supply us one of the below —

e V5C logbook of new vehicle
e Insurance certificate and policy schedule with new vehicle details.

How much does it cost?
For each swap vehicle application there is an administration charge of £20.

How long does it take?
The application processing time can take up to 3 working days (in line with our customer charter) although our current processing time on
average is within 4 hours Monday to Friday during core hours, as we treat all swap vehicle applications as a priority.

Current issues raised.

Due to the process of application to be authorised by an officer this has an impact on the customers’ ability to park their new vehicle. As they
would need to make alternative arrangements until their application has been processed and authorised which could also have a cost
implication to the customer.

Furthermore, if an application is made on the weekend the application would not be processed until next working day.

Temporary cover

Previously the customers had an option to apply for a temporary cover free of charge, however due to configuration of the permit at that time,
this allowed customers to apply for a temporary cover numerous times which covered their vehicle without payment. Due to this large scale
abuse the decision was made to remove this function as the supplier at the time could not configure to limit the usage to 3 per year.
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Due to the recent upgrade to our system the supplier can now configure the temp cover to limit the usage to 3 per year per account with a
duration of 14 days for each temporary cover. This will in turn mitigate the possible abuse of this function.

Plan to make improvements.

We are currently working with our system provider to reinstate the temporary cover with a limit of 3 per year per account and each temp cover
will last a period of 14days. This will allow customers to park their vehicles immediately whilst their application for a swap vehicle is being
processed.

Customer Contact/Enquiries
For any enquiries in relation to permits the customer has the below options -

e Call the Customer Contact Centre — the customer can call the CCC where the advisor will take the initial call and support the customer.
If CCC advisor cannot deal with the call i.e. technical issues the call will be transferred to the permits team.

e Submit an online contact form — The customer can submit an online form whereby an officer will deal with the enquiry, if required the
officer will call the customer.

We deal with all enquiries in a timely manner to ensure they are resolved.
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What remains in the Corporate Centre: -\

TOWER HAMLETS

|
Enhanced HR (corporate | Strengthened
Accountability hub responsible Core Strategy, : Operational J
: | ) dedicated
Framework for for policy Performance, | Business Finance & via
Corporate framework, Analytics & I Support central Business
Directors, inc standards, Transformation | ! Operational .
: : . ! Partnering
centralised single Corporate ER & specialists l Procurement oversiaht
é Audit function tribunals) : 9
S Town HalFM ] |
Single integrated Customer I Strengthened Strengthened
Corporate Single Income Services : dedicated HR Directorate
Finance function Collection and External | | operational via Policy, Strategy
Strengthened Debt Inclusion and I | central Business and Business
Corporate Grants Management Cohesion : Partnering Management
Team Inward | oversight functions
Investment |

Corporate Centre (CEO’s Division and Resources Dept...

The best of London

in one borough



Current Structure (May 2024):

Current Structure (May 2024)

CEO

Int Dir of Strategy, Imp
& Transformation

T
Qgecwr of Marketing &

D Communications

|
=

Interim Director of Legal

Head of Mayor’s Office

in one borough

CD Resources + 5151
Officer + Deputy CEO

Director Finance

Director of Workforce,
OD & Business Support

Director of IT

Director of Customer
Services

Head of Revenues and
Benefits

Head of Procurement

Interim CD Housing &
Regeneration

Director of Housing

Dir of Integrated Growth
& Economic Dev

Director of Planning &
Building Control

Director of Property &
Major Programmes

Director of
Neighbourhoods

Director of Housing
Asset Management

CD Communities

Director of Public Realm

Director of Culture

Director of Community
Safety

CD Health & Adult CD Children’s Services

Social Care

Director of Supporting

Director of Adult Social
Families

Care

Director of Public Health Director of Education

Director of Youth

Joint Dir of Integrated
& Commissioning

Commissioning

Improves alignment with strategic priorities
and reduces reliance on temporary leadership,

fostering stability and long-term vision.




Phase 2 Structure: ;&

TOWER HAMLETS

New Structure (September 2024)

CD Resources (5151 CD Housing and CD Health & Adult CD Children’s Services
[HDPS} Officer+ Deputy CEQ) Regeneration €D Communities social Care (DAS) (CDs)
Programme Director ] _ i ; . i - of -
Mayoral Projects Director of Communities Director of Housing T E e Director of Adult Social Director of Supporting
U | and Inclusive Growth Management Care Families (Children’s
g —— Social Care)
@ bc %D SIT Director of Legal and Director of Regeneration
omms ) ) ) ] ] .
B (Working towards Assistant L e e ke T Supplyr and 2 JI2E Er BIELLIE Director of Public Health Director of Education
CEO post in 2025) (Monitoring Officer) Assets
Director of Community loint Dir of Integrated )
Director Corporate Director of Housing Safety Commissioning Director of Young Tower
Services Strategy and Policy Hamlets .
{post under review)
Director of Finance Director of Planning &
(Deputy 151) Building Control
Optimises the corporate centre and addresses
Director of Housing . . .
Options and challenges in Housing and Regeneration to
Homelessness ensure we can deliver the Council’s ambitious
[service moved to Resources . . .
on temp basis) strategic objectives.

The best of London

in one borough




Services in Resources Directorate:
(September 2024)

Deputy CEO and CD Resources

Director of Finance
(Deputy S151)
Abdulrazak Kassim

Director of Corporate
Services

Director of Legal and

Democratic Services
(Monitoring Officer function
continues to report to CEQ)

Director of
Communities and
Inclusive Growth

Services included:

* Finance

Pensions

Payroll

Procurement

Strengthened Grants

function

* Revs & Bens

¢ Rental Income and
corporate Debt
collection

* Insurance

¢T obed

Services included:

e Smaller, central HR
function

e Strategic business
partners

e Corporate Equalities &
Diversity

e Smaller OD policy
function

e T

The best of London
in one borough

Services included:

Legal

Democratic Services
(inc. scrutiny &
elections)

Registrars

Legal Compliance
(information
governance,
ombudsman, complaints
& procurement
regulations Investigation

Services included:
Mayor’s Office
Customer Services

FM and Resident Hubs
Inward investment
External Cohesion &
Equality

L2

TOWER HAMLETS

Chief Internal
Auditor(continues to report
to S151)

Director of Housing Options
and Homelessness
(reporting to S151 on a
temporary basis)

New structure brings in areas from CEQO’s
Office and reduces overall number of
Directors. Reliant on Assistant Director
pilot to achieve.



Services in Housing and Regen Directorater:,ﬂ,.
(September 2024) A

TOWER HAMLETS

Corporate Director Housing and Regeneration

Director of Housing Director of Housing Director of Director of Housing Director of Planning and
Management Options and Regeneration, Housing Strategy, Policy & Building Control
(Tracey Gray, interim) Homelessness Supply and Assets Regulatory Assurance (Sripriya Sudhakar)
’ (moved to Resources on (Dave Hughes, Interim (Karen Swift)
temporary basis)

Services included: . ) _ Services incl_uded: Services included: Services_ included:

+ Housing Asset Services included: * Regeneration * Regulatory assurance  Planning
9-? management and * Housing Options and * Housing Supply + Energy and + Building Control
(®) compliance homelessness (moved + Capital Delivery sustainability
® + Housing Repairs to Resources on * Asset management + Housing Policy and
= o Snvianreniel Sarvees temporary basis) * Facilities Management Strategy
AN Housing management

* Housing Management
customer services

* Leasehold services

*  Community partnerships

* Neighbourhoods and
rents

and procurement

Strengthened preparedness for new
regulatory regime and alignment with
Strategic Objectives

The best of London
in one borough




CEOQO’s Office, Children’s Services, ~
HASC and Communities A2

TOWER HAMLETS

« The Mayor’s Office, Legal and Democratic Services, Scrutiny, Grants and Equalities teams will move
from the CEQ’s Office to Resources by September

« Wider changes to the CEO’s Office and SPI teams are dependent on the SIT review being led by
DCEO

There are limited changes to Children’s Services, Communities and HASC to report at this stage:
8 Interim Director for Youth is in post to provide senior support for Youth Service launch while new
@ Corporate Director reviews the structure
w New services will join the Communities Directorate:

o Relocation of the Town Centre Team from GED (Housing and Regen) into Highways

Team (Public Realm)

o Relocation of Idea Stores from Resources (Customer Services) into Culture division

* There are no service level changes to HASC for September, the new Corporate Director will review
when in post

The best of London
in one borough




Timeline and next steps X

TOWER HAMLETS

* May 2024: High level proposal shared at HR Committee

May- June 2024 Initial engagement with teams and detailed planning to move to new structure
July 2024: CEO update at All Staff Conference

July 2024: Update at OSC

July 2024: CELT Away Day focused on Restructure

August 2024: Cabinet Away Day focused on Restructure

September 2024: New Structure locations in place

e Op eﬁEd

Corporate Directors are moving their Directorate restructures forward within this high-level corporate
timetable

The best of London
in one borough




Agenda Iltem 9.1

Wednesday, 24 July 2024

Cabinet

L2

TOWER HAMLETS

Report of: Paul Patterson, Interim Corporate Director,
Housing and Regeneration

Classification:
Unrestricted

Strategic Asset Management Plan 2024-29

Lead Member

Councillor Saied Ahmed, Cabinet Member for Resources
and the Cost of Living

Originating Dave Hughes, Interim Director, Regeneration & Assets
Officer(s) Thomas Smith, Strategy & Policy Officer

Wards affected (All Wards);

Key Decision? No

Reason for Key
Decision

This report has been reviewed as not meeting the Key Decision
criteria.

Forward Plan
Notice Published

19/06/2024

Exempt
information

None

Strategic Plan
Priority /
Outcome

All priorities

Executive Summary

This report introduces the council’s Strategic Asset Management Plan 2024-29
(‘SAMP’). By reviewing the operating context both within and outside the Council,
the SAMP sets out the main priorities and high-level actions by which the Council
intends to manage its property assets over a 5-year period.

The aim of the SAMP is to enable the council to review its property assets to better
pursue its corporate goals, which may enable existing sites to be repurposed for
other priorities such as housing delivery. It will also allow us to focus on Best Value
in relation to property — through aspects such as improving occupancy of our service
buildings and optimising the income received through our leased estate.

The Tower Hamlets Strategic Asset Management Plan 2024-29 is appended in full
at the end of this report as Appendix A.
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Recommendations:

The Mayor in Cabinet is recommended to:

11

1.2

1.3

2.1

3.1

3.2

3.3

1. Approve the proposed Strategic Asset Management Plan 2024-29
(‘SAMP’) and the high-level actions which flow from the Plan.

REASONS FOR THE DECISIONS

The Council’s previous Asset Strategy was adopted in 2015 and ran until
2020. While some longstanding challenges have remained since that time,
much has changed in terms of the Council’s overall strategy on investment
in public services and in how we prioritise our finances. It was therefore felt
to be an opportune moment to renew this Strategy.

More generally, a strategic document allows the Council to set out longer-
term goals in respect of its property assets, thereby aligning property to key
corporate strategies such as the Strategic Plan, Medium Term Financial
Strategy and Local Plan.

A renewed strategy will also provide the opportunity for the Council to
develop new workstreams to help us reach our goals.

ALTERNATIVE OPTIONS

The Council could choose not to adopt the Strategic Asset Management
Plan. This would mean that our aims for our property assets are not
explicitly articulated in council policy and long-term actions would be taken
forward in a less coordinated fashion.

DETAILS OF THE REPORT

Context

Tower Hamlets owns over 1100 separately listed non-dwelling building and
land assets, with a book value of over £1.3bn.

Property assets play a critical ‘enabling’ role within the Council:
accommodating services; underpinning our finances; and supporting our
wider aims of local economic and social development.

The SAMP reviews the context with relevance to property assets, in particular:

e External trends such as economic and population growth.

e The strategies and policies which influence the need for property and
what benefits the council expects to realise from property.

e The operational context of our assets — such as building condition,
running costs and usage patterns.

Page 18



3.4

3.5

3.6

3.7

4.1

4.2

5.1

Priorities

Following analysis of our ambitions and the key challenges facing the council,
four priorities are proposed for the next 5 years:

e Responding to changing property need — reviewing council services’
forecast needs for property over the next 5 years

e Supporting the council’s financial sustainability — setting out the
interaction of the council’s financial strategy with our asset planning

e Managing our estate as a corporate landlord — ensuring that we take a
‘corporate view’ of assets through our Corporate Landlord Model
framework

e Responding to the Net Zero challenge — reviewing the implications of
the Net Zero Council target, in view of the significance of buildings to
the need for decarbonisation

Implementation

The SAMP includes sections under the heading of ‘What We Will Do’. These
sections set out the high-level actions which will be required to implement the
SAMP. The Property & Major Programmes division will lead on these, in
partnership with services.

Following adoption of the SAMP, these will be further developed by the
Property & Major Programmes division into a detailed ‘Living Action Plan’.
This action planning will ultimately be integrated into the work programmes of
the corporate property services — Facilities Management, Asset Management,
and Capital Delivery — as appropriate.

As part of the above, an Asset Review project will be undertaken, the first
phase of which will categorise individual assets using a recognised
methodology. This will then guide a future phase in terms of deciding which
assets to retain, which to make further investment in, which to repurpose for
other uses, and so forth.

EQUALITIES IMPLICATIONS

An Equalities Impact Analysis Screening Tool is appended at Appendix C.
There are no immediate equalities implications arising from the SAMP. Any
new decisions, policies or plans flowing from the action plan will be reviewed
for any equalities impacts.

OTHER STATUTORY IMPLICATIONS

This section of the report is used to highlight further specific statutory
implications that are either not covered in the main body of the report or are
required to be highlighted to ensure decision makers give them proper
consideration. Examples of other implications may be:
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5.2

5.3

5.4

6.1

7.1

7.2

7.3

e Best Value Implications,

e Consultations

e Environmental (including air quality),

e Risk Management,

e Crime Reduction,

e Safeguarding.

e Data Protection / Privacy Impact Assessment.

Best Value Implications: The Strategic Asset Management Plan is focused on
achieving financial efficiency (optimising income and reducing running costs)
and on efficiency of use (re-purposing or improving occupancy of underused
spaces). It aims to ensure that property assets are allocated to their most
effective uses — be that service delivery, contributing to housing targets or for
income generation.

As such the SAMP forms part of the council’s “arrangements to secure
continuous improvement in the way in which its functions are exercised,
having regard to a combination of economy, efficiency and effectiveness”.

Consultation: As this is principally an internal strategy, most of the
consultation has taken place with directorates and services. If an outcome of
the implementation of the strategy impacts on service users or residents, the
appropriate consultation and engagement will need to be carried out.

COMMENTS OF THE CHIEF FINANCE OFFICER

There are no financial implications from this report which seeks approval of
the proposed Strategic Asset Management Plan 2024-29. Costs associated
with developing the plan are contained within existing budget provision.

COMMENTS OF LEGAL SERVICES

Section 120 of the Local Government Act 1972 gives councils the power to
acquire property by agreement for the purpose of any of its functions or for the
benefit, improvement, or development of the area.

Section 1 of the Localism Act 2011, known as the general power of
competence, enables a local authority to do anything that an individual
generally may do (subject to prohibitions, restrictions, and limitations in
existing statute which are not applicable in the circumstances set out in the
report).

The council also has the power to invest for the purpose of the prudent

management of its financial affairs under Section 12 of the Local Government
Act 2003.
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Linked Reports, Appendices and Background Documents

Linked Report
e NONE

Appendices
e Appendix A — Strategic Asset Management Plan, 2024-29
e Appendix B — Service Needs
e Appendix C — Equality Impact Analysis Screening Tool

Background Documents — Local Authorities (Executive Arrangements)(Access
to Information)(England) Regulations 2012
e NONE

Officer contact details for documents:

Dave Hughes, Interim Director, Regeneration & Assets
Thomas Smith, Strategy & Policy Officer
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Strategic Asset Management Plan 2024 - 2029

Introduction

Local authorities hold large portfolios of assets made up of buildings and land.
Tower Hamlets is no different. We own or operate a total of 1155 assets with a book
value of ¢c. £1.3bn".

How we use our assets is critical in delivering our strategic priorities and is even more
crucial against a backdrop of reduced resources and increased demand amongst
residents with diverse needs.

To achieve this and adopt a more co-ordinated approach in how we maximise the
use of our assets, the council is adopting a Strategic Asset Management Plan (SAMP)
which:

Sets the operating context and demand on the council's assets
Summarises how the council's property portfolio is arranged

Reviews strategic heeds and services' plans with respect to property
Formulates some priorities to guide our future decisions

Develops high-level actions to guide the first year of the strategy period

Supporting the SAMP is a range of actions, under the headings "What We Will Do.
These will form the basis of a living action plan to be used and adapted to manage
our asset management programmes of work on a regular basis.

‘As of 1 April 2021 Excluding council dwellings, infrastructure assets, vehicles, plant, furniture and equipment.
Source: Annual Financial Report 2021/22

Scope of this document

The assets within the scope of this document are council-owned land and buildings,
excluding residential dwellings, infrastructure assets, vehicles, plant, furniture and
equipment.

Also included are assets which have been deemed surplus to our requirements.
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Our land and buildings

Tower Hamlets views property assets as first and foremost an enabling resource,
INn the same way that our financial assets or our workforce enable us to achieve
outcomes for our residents.

Assets in the form of land and buildings support our services, and take several forms,
including:

-+ Customer-facing buildings where staff and residents interact

- Administrative space to enable staff to complete essential supporting tasks

- Buildings leased to third parties to generate a commercial income or to support
groups in the community

- Surplus land or buildings held to enable regeneration or housing development

The council's portfolio book value is over £1.3bn. This is the amount that is included
within the authority’'s accounts and is not necessarily the amount we would receive
if we sold all our assets. Nevertheless, it demonstrates what a considerable resource
our land and buildings are, and why they need to be carefully managed.

There is a wide range of assets in our current portfolio. It includes offices, schools,
leisure centres, |[dea Stores, depots, parks and open spaces, assets leased to
community organisations and assets leased to generate a commercial iIncome,

We don't hold assets for the sake of holding them: they need to have a purpose. The
reasons for holding our assets will vary and, as a result, we may need to measure
their performance in different ways. Performance of each asset must therefore be
linked to the strategic purpose for holding it.
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Roles of property

There are several general roles which property assets play:

1. To accommodate council services and meet day-to-day customer needs

2. To promote the council's longer-term strategic aims (such as economic or
community development)

3. To underpin the council's financial sustainability

Many properties will play several roles and the emphasis will tend to reflect the
property portfolio to which they belong.

Financial
sustainability

Service
accomodation
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Our main property portfolios

The operational estate is a diverse portfolio of
properties whose primary purpose is to support the
delivery of council services. Parts of some buildings
may also be hired out to generate income.

In addition, these buildings need to be run in a cost-
effective way to ensure value for money.

Performance measures:

- Suitability

- Utilisation rates

* Running costs

- Maintenance backlog

- Hire income (where relevant)

]
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This estate consists largely of retail units built into
housing developments, as well as other commercial
uses e.g. offices and multi-use schemes. These
properties provide income to support the council's
housing stock and council services more generally.

As well as rental income, the properties allow the
council to promote economic development in town
centres, providing local amenities for residents and
accommodation for businesses.

Performance measures:
- Rental income
- Void rates

The community portfolio consists of buildings
historically occupied by community groups, faith
groups or playgroups, as well as 5 directly-managed
and hireable Community Hubs.

The main purpose of these buildings is to provide
accommodation to the Voluntary & Community Sector
and secure Community Benefit.

Performance measures:
- Community benefit
* Running costs to the council
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Portfolio by usage type

The table on this page shows a breakdown of our land
and buildings and includes both operational and non-
operational property.

Operational property is used for the delivery of
council services, whether customer-facing or
administrative. This would also include property

occupied by providers contracted to deliver a service
on our behalf, as well as schools

Non-operational property is typically leased to third
parties for mutual benefit for the council and tenant,
whether in the commercial or community sector.

This category would also include surplus and vacant

buildings/land.

TYPE AMOUNT

TYPE AMOUNT

City Farm

Climbing Centre

TYPE AMOUNT

Commercial - Non-shop

Community Building - Community Hall

Community Building - TRA

ol [OVl NAN Ll N

Community Centre

Community Garden

=

Drug Treatment Centre

Depot

Depot & Offices

w

Education

=
)

Equipment Store

Gallery and Studios

Health Centre

Hotel

|dea Store

Infant School

Junior School

| eisure Centre

Library

|ocal Housing Office

Market

Mixed Use

Mortuary

Administrative Buildings /
Adult Education 1
Barrow Store 63
Business Park 2
Car Park 3
Car Pound

Cemetery 1
Children’'s Centre 20

Mosque

OO [WOC1TID W [N [W (O (O™ | =

Children's Home

1

Nursery School

—
@)

Offices

—
O

N.B. the tables count each individual asset not each site — e.g. separate blocks which make up a school would be counted as separate assets

One Stop Shop 2
Open Space 159
Parents Advice Centre 1
Park Building 56
Playgroup /
Primary School 95
Print Room 1
Public Convenience 3
Public House 11
Pupil Referral Unit 3
Residential Homes and Day Centres 9
School Keepers House 25
Secondary School 82
Shop 312
Shop - PH Leaseback 16
Shop - Trustees Mile End 8
Special Needs School 14
Sports Hall 1
Stadium 1
Storage 2
Storage Yard /
Telecomms 7/
THH Caretakers 3
Traveller Site 21
VACANT 4
VACANT - for redevelopment 4
Youth Centre 8
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Context summary

External trends

Strategy and policy

Estate management

Chart: Influences on property priorities
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Context: external trends

The 2021 census for England and Wales recorded
Tower Hamlets as having:

+ The fastest-growing population between 2011 and
2021, at 22.1%, growing by 56,200 to reach 310,300

- The most densely-populated local authority, at over
15,000 residents per sqg. km.

- The youngest population, with a median age of 30

- A population projected to reach 383,469 by 2038.

Most of the new growth will take place in the east and
south-east of the borough, where most hew housing is
expected.

The age profile of Tower Hamlets is slowly changing.
Between 2011 and 2021

+ The number of children and young people continued

to grow, from 62,106 to 72,600

- The 65+ population grew modestly from 15,570 to

17,300

Looking ahead:

-+ The birth rate is slowing
+ The number of young people with SEND is

Increasing

- The 65+ and 85+ groups are set to increase, albeit

from a low level

The shocks of Covid and high inflation have had an
iImpact on both our residents’ needs (see later) and
council inances.

Construction and maintenance costs have been
caught up in an inflationary dynamic, which will have
a direct impact on our Capital Programme and repairs
and maintenance costs. In the short-term, we expect
contractual inflation and, given the many calls on our
capital funding, may need to reprofile or reprioritise
some of our projects.

High energy costs also make the council's buildings
more expensive to run, especially the energy-
inefficient ones.
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Context: strategy and policy

The Strategic Plan is the council's corporate business plan and translates the
administration’s pledges into a high-level policy framework and delivery plan to
guide the council's work over the four-year period.

Key priorities with relevance to assets include:

- Insourcing projects - such as leisure services, where planning for investment will
need to take place

 Service expansion - such as youth services, with planning for additional property
Investment to take place

* New services - such as the Community Language Service, which may have
property implications

- Supporting the acquisition of buildings for community use - where we have
committed to identifying property for others

- Housing - while residential dwellings are outside the scope of this document, it is
an overriding priority of the council and therefore in some cases our existing land
and buildings may be earmarked for housing development.

il T
. ! 4 F

In February 2024, the council adopted its budget and MTFS. This set out the main
budgets for revenue and capital expenditure for the years 2024-27/, including
expenditure on youth services, leisure services and the waste emergency, among
others.

At the same time, the MTFES identifies c. £42m of recurring revenue savings to be
delivered over the 2024-27 period.

Almost half of the identified new savings are categorised as ‘income generation,
reflecting a council-wide focus on optimising returns on all our assets.



cc abed

Strategic Asset Management Plan 2024 - 2029

Context: strategy and policy

Capital Strategy and Capital Programme

The Capital Strategy provides an overview of how capital expenditure is financed. In
the context of this document, this could include the construction of new assets or
Investment in existing assets.

Capital expenditure is planned to increase up to 2025 (see chart). This expenditure
includes General Fund projects such as a new leisure centre and HRA-funded new
housing development.

A new Capital Programme was adopted in February 2024, which included:

« A General Fund (GF) 2024-27 capital programme of £202m

+ General Fund Annual Rolling Programmes for 2023-27 of £53m. These ensure the
council's assets are maintained to avoid deterioration, address ongoing health and
safety requirements and to meet statutory duties.

Graph: Estimates of Capital Expenditure (£ millions)
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Context: strategy and policy

The Capital Strategy outlines how the Capital Programme will be financed over
the course of the MTFES. This will involve an increased, though sustainable, level of
borrowing over the period. Another element of financing which has relevance to
property Is capital receipts.

The previous MTFS outlined 6 additional ‘priority projects’ which are being funded
and progressed over the Strategy's lifetime:

Institute for Academic Excellence - a new selective 6th form which will aim to
INnCrease access to 'top third’ universities

Children’s Residential Care Provision - a new in-borough children's home for
children with medium-high needs

Adults Housing With Care - specialist housing for those with extra care needs
Drug and Alcohol Recovery - a specialist recovery service for those in BAME
communities

Bangladeshi Women's Centre - a dedicated resource centre with a culturally
sensitive approach to the needs of Bangladeshi women

Somali Resource Hub - a resource hub for the borough's growing Somali
community

Graph: Capital financing (£ millions)
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Context: strategy and policy

Needs assessments for property infrastructure

The council's Infrastructure Delivery Plan (IDP) sets out our estimated need for economic
and social infrastructure (including council-owned property assets) over the Local Plan
period (2023-38).

The IDP identifies the total need for approximately £2bn of additional such infrastructure
over the 15-year period (although not all of this will need to be council-funded).

Key council property-related considerations include:

Declining general need for primary and secondary school places (though forecasts can
be volatile)

Increase in demand for SEND and alternative provision

Need for more extra-care housing schemes in the borough

Forecast deficits in provision in leisure, Idea Stores and open space as the population
grows

Further details can be found in Priority 1.

Net Zero council target

The council has committed to achieving Net Zero carbon emissions from its direct
operations by 2025, much of which will come from buildings.

This will require the assessment of our buildings and identification of funding to upgrade
the buildings to reduce their emissions (see Priority 4).
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Context: estate management

Like many authorities, we hold a very diverse property estate which ranges across
the spectrum of age, condition, intensity of use, efficiency etc.

As with all portfolios, there are outliers which present ongoing challenges relating to
their age, condition and suitability.

In all cases, however, we aim to keep our buildings at a minimum standard of safe
and compliant.

o¢ abed

Further details can be found in priority 3 below.
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Our property priorities

Below, we summarise our main priorities for property over the next 5 years, as well as the
main considerations and evidence to be considered.

Responding to changing Managing our estate as a

property need corporate landlord

- Population changes + Importance of corporate

» Local policy framework decision making

-+ Capital Programme + Building condition

- Service assessments of future - Regulatory compliance
needs

Responding to the Net Zero
challenge

- Net zero carbon borough 2025
« Economic Context + Retrofitting our estate

- Budget and MTFS - savings
- Utilisation, cost, income




._.. _,.___

... . . ” . J______r
T .. .”_.H._..”._.__. ..._.“Jﬂ.__ ...”__
e i .. _”__” " ___._..___ﬁ..

i

_ _._____ |

_____
__, _

tyl

?_, i

________.______ ._
L_. SETRPRNA
___. .... m_.._ .___. .__.q._ __._.
T -
L4 R _{..'.
it ._.__:.. |
T |
At W i
:__ __“_. i

Pr|c>ri




6E abed

Strategic Asset Management Plan 2024 - 2029

Strategic property needs

Considering the context discussed (population, strategic plan and Capital
Programme), services continually review and project their property needs.

Sitting beneath the Strategic Plan, local service plans and strategies enable
iIndividual services to identify their future activity.

Of relevance in terms of property will be pressures for expansion or consolidation -
but may also involve projects to upgrade the building condition or make buildings
more suitable for evolving user needs.

N.B. general repairs and maintenance is covered at greater length in priority 3.

As part of this section, the key property-related needs of services were reviewed
using several sources:

- The service strategies (where available)

- Direct engagement with services

+ Review of internal decision papers

- Review of public decisions (e.g. Cabinet)

- Review of Local Plan and its evidence base (including Infrastructure Delivery Plan)

What follows is the main needs of those services which have major property

requirements.

A more detailed account can be found in Appendix B.
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Strategic property needs

Demand for school places can be challenging to predict and projections are liable to
change, sometimes dramatically. Despite planned housing growth in some areas, we
know that:

- The boroughwide birth rate is slowing

+ Yield from new housing developments is lower than anticipated

- Patterns of migration can be unpredictable

+ This has fed through into a declining demand for school places - primary places
In the first instance but predicted to feed through to secondary places over this
decade.

The implication of this at a boroughwide level is the need to coordinate with schools
on the challenges of consolidation, while ensuring we maintain a degree of flexibility
and tolerance in the school system.

While it is expected that new housing developments in the south and south-east of
the borough will be a driver of localised demand, we will need to keep projections
under continual review to ensure sites are allocated to the right uses and to avoid
over- or under-supply.

In special needs and alternative provision, there is a clear pattern of rising demand,
which has been visible over the last decade.

While predictions in this area are subject to much uncertainty, the number of pupils
IN need of a special school place could increase by 255 (equivalent to 2 or 3 special
schools) up to 2028/29.

Again, the implication is the need for close coordination with schools and with
colleagues in Planning to ensure the sites are in place to deliver expansions or new
schools as required.

As noted in the External Trends section, the 65+ and 85+ cohorts are growing and
projected to increase over the next decade (by 65% and 55% respectively).

In addition, the populations of adults living with a learning disability or mental health
problem are also predicted to increase sharply as the rising numbers of young
people with such needs transition to adulthood.

The implications for such growth are:

- Aminimum of 3 additional extra-care housing schemes (240 flats) in the borough

- An additional nursing home facility with between 25-30 additional beds

-+ Additional requirements for supported living for those with a learning disability or
mental health condition

While these new provisions will not necessarily have to be funded or built by the
council, it is nevertheless important to be aware from the perspective of asset
planning.

The Housing With Care Strategy (forthcoming, 2024) will set out our needs in full in
this area.
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Strategic property needs

Community facilities

The council maintains 43 community centres occupied by community groups, faith
groups or playgroups, as well as 5 directly-managed and hireable Community Hubs.

Our community buildings support the aims of our Voluntary and Community Sector
(VCS) Strategy, in particular ‘improving access to statutory sector buildings for the
VCS!

Looking ahead, we will be commissioning a community centres needs assessment
study to update our understanding of the local need.

Work is also underway in this area to deliver specific pledges to local community
groups.
Office accommodation

Following a successful move in early 2023, the council's principal administrative
office is the new Town Hall in Whitechapel.

The current accommodation provides more than enough long-term space for all our
administrative needs.

In late 2023, the council undertook a study to understand how the building is being
utilised and will shortly propose options for optimising future use (see Priority 2).
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Strategic property needs

Main depot facility

The Blackwall Depot facility is the council's main depot for waste, recycling,
cleansing, passenger transport, fleet management and winter maintenance. It
Is considered not fit for purpose to meet all future needs, including statutory
environmental requirements and operational efficiencies.

Options are currently under review for the redevelopment or relocation of the
site, with the aim to develop or acquire a fit for purpose depot along with office
accommodation and staff welfare facilities.

Youth services

Youth Service need is difficult to assess precisely but given Tower Hamlets has
the youngest population in England and high levels of deprivation, it is likely to be
substantial.

The council relaunched its youth offer in 2023 under the name Young Tower
Hamlets. The new package of investment included £3m in capital funding to
refurbish all 7 of our youth centres.

Leisure services
The council has, in line with many other London boroughs, a recognised deficit of

swimming pools and sports halls owing to a combination of a high and growing
population and the many competing demands on land-use.

Our six operational leisure centres are being brought under in-house management
In May 2024 (St. George's Leisure Centre closed in 2019 and GLL handed over
responsibility shortly after that time).

More than half of these leisure centres are over 40 years old, which can make
them more expensive and challenging to keep in good repair. There is a backlog
of condition issues estimated in 2019 at £11.3m needing to be funded over the next
decade. £3m was allocated across 4 years from 2024 /25.

A round of condition surveys were due to complete in late 2023 and are likely

to identify a similar amount of works once again. The Culture division have also
commissioned Sports England Facilities Planning Model audits of our pools and

hall facilities to quantify the scale of the deficit, along with a borough-wide leisure
needs assessment, all of which will inform asset planning and a refreshed Sports and
Leisure Strategy.

As part of the council's investment in leisure, plans for a rebuilt leisure centre on the
St George's site are also underway. This site is planned to include housing, providing
state-of-the-art facilities for the borough's residents. Completion is planned for 2026.
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Strategic property needs

The demand for Idea Store, libraries and archives services is also projected to
outstrip supply over the next 15 years, owing to population growth.

In the short-term we are refurbishing or redeveloping elements of all 5 of our Idea
Stores and the Local History Library to make them fit for the future.

In the longer-term there may be the possibility for new Idea Store provision at
Crossharbour — dependent on development.

An ldea Stores review is underway, focusing on maximising these assets and feeding
into the Idea Stores Strategy refresh (due in 2024).

Owing to its intensely built-up nature and growing population, Tower Hamlets has a
longstanding and somewhat unavoidable deficit of open space provision.

Most publicly accessible open space how comes about as a byproduct of the
planning process rather than acquisition of land by the council.

In accordance with the need for savings we will be ensuring that we optimise the
income generating potential of our outdoor spaces.

In November 2023, the Cabinet approved an additional £5.2m to be spent on the
Parks and Open Spaces Capital Programme.

Many of the existing parks include park buildings of varying uses, which require
ongoing maintenance and management. These building are being actively managed
to maximise income.
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Strategic property needs

As well as holding property for direct social and community benefit, the council
maintains a portfolio of commercial properties, with an income target of c. £65m.

These properties are held for the purpose of local economic development and to
provide income either for services and facilities for the council's housing tenants, or
for council services more generally. For more on income optimisation, see priority 2.

The portfolio of commercial units plays a role in the promotion of local economic
and social development by providing shopping and employment facilities for local
people and accommodation for local businesses.

The council is undertaking additional work in the following areas with relevance to
these properties:

Social value - working to embed the principles of Social Value across a number of
areas of council activity, including potentially the letting of property.

Affordable workspace - the Local Plan has proposed a model with the council
holding a head-lease for new ‘large’ spaces secured through major developments.
The responsibilities of the council as head lessee under such a model will need

to be explored. Unlike the majority of the commercial units, these affordable
workspaces will not be run for income maximisation purposes and will offer below-
market rent to tenants.

Meanwhile use - the council can use vacant commercial units for ‘meanwhile

use’ (temporary occupation until the space is turned to a longer-term lease). This
approach to temporary letting has been trialled and there may be lessons to be
learned to improve the process as we go forward.



G obed

Strategic Asset Management Plan 2024 - 2029

Long-term infrastructure needs

Our projected long-term infrastructure needs (to 2038) outstrip our projected
available funding by over £200m. In light of this, the council may need to consider
creative approaches to delivering these long-term needs, with implications for
council-owned (or part-owned) assets.

This involves utilising the same assets jointly by both the council and other public
sector or third sector organisations.

One Public Estate is a national initiative which aims to support co-location through
unlocking efficiencies, generating savings and freeing up underutilised assets.

While the council uses grants widely, there may be scope for engaging more with
public and private funding organisations to build a comprehensive forward view of
the grant funding landscape.

This involves maximising income from our existing assets and using the income to
fund future infrastructure. More detail on asset maximisation can be found in priority
2.

These are projects that involve allocating financial resources to infrastructure that
has the potential to deliver financial returns or operational efficiencies over time.

This could involve pooling resources for mutual benefit through public-private
partnerships (PPPs) or seeking other sources of private finance such as pension
funds.

Finally, it is important that we review our capacity to deliver the required
infrastructure. This involves having the necessary skills, governance structures and
leadership to plan and deliver for the long term.
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What we will do

- To keep the population projections under consideration when developing the Capital Programme

To consider the implications of the Strategic Plan in terms of:

- Matching capital delivery support to requirements
- Need for new increased facilities management support to insourced, expanded or new services

- Asset Management support for acquiring, leasing or valuing buildings
- The potential for our existing portfolio to support property-intensive strategic priorities - in particular, delivery of new affordable housing

- In addition to the agreed Capital Programme, work with services to deliver the administration’s six priority projects.

- To work with services through the Asset Management & Capital Delivery governance structure to ensure their property needs are met as far as is possible.

- To engage in project boards where major reconfigurations of services are taking place

- Work with colleagues in Growth & Economic Development around council commitments to social value, affordable workspace and meanwhile use.

- Explore creative and innovative approaches to delivering long-term infrastructure, as well as our organisational capacity to deliver.
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Assets supporting our finances

Property assets play a key role in
underpinning the council's finances.

Key processes include:

- Investment

- Management (day-to-day)

- Leasing

- Hiring out

» Disposal

+ Supporting non-property capital and
revenue budgets

- Debt repayment

Optimising our assets involves ensuring
these processes are working as
effectively as they could be.

Dispose Lease

Capital Property

Income
receipt assets

Hire

Capital Invest ‘ ‘ Manage Revenue

spending spending

Other capital Other revenue
funding/spending funding/spending
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Optimising our assets

Considering the need for savings and capital investment described earlier, the
council is evaluating options for:

» Increasing income

- Reducing expenditure

+ Releasing surplus capital

- Funding capital investment

The council recognises that every pound not collected in potential income is a
pound lost for the use of services which our residents need.

Income generation involves reviewing the full range of opportunities to raise income
from our land and building assets. These opportunities could include:

+ Hiring out of spaces within our new Town Hall for events (under consideration)

+ Reviewing hiring charges for our existing spaces

- Leasing parts of our Town Hall office space to third parties (under consideration)

- Leasing out underutilised or vacant buildings

- Amending the Major Events Policy for Victoria Park to permit more and higher
capacity events to take place (adopted at December 2023 Cabinet)

As a matter of good practice, it is important that we review the rent levels for our
Income-generating properties in a timely manner, when lease terms allow, in order to
maximise benefit for our housing tenants and residents more broadly.

We also heed to consider our approach to leases which have expired or are coming
up to expiry. These should be either renewed or re-let in a timely manner.
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Optimising our assets

When re-letting property, while we are not legally obliged to accept the highest offer

INn every case, overall income maximisation is clearly the predominant consideration.

Finally, we need to review our approach to outstanding, historic peppercorn rents in
the community buildings sector.

The council aims to minimise the overall running costs of its buildings while

recognising the need for investment in property it intends to retain for the long term.

Part of this process will involve challenging the use of properties which are clear
outliers (see graph on the next page) in terms of running costs and which therefore
represent a significant drain on revenue.

These may also be properties which are energy inefficient and represent a
disproportionate quantity of our carbon emissions (see priority 4).

In these circumstances, officers may need to review the business case for retention
of these assets and recommend options for refurbishment, redevelopment or
disposal.

It's key that the utilisation of our property is optimised to its fullest possible extent in
order to achieve value for money.

This involves the ongoing corporate monitoring of our operational buildings to
measure the level of occupancy. It will also involve the implementation of space
management policies which ensure corporate oversight when significant changes
are proposed to the occupation of our buildings.

Following the recent move to the new Town Hall, the council has been reviewing the
utilisation of this building and will take the results forward into a decision on letting
and hiring opportunities within parts of the building.
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Optimising our assets

The chart opposite shows a selection of
67 of our managed buildings for which
adequate costs data was available.

The median annual running cost
(excluding rates) was £35/m=.

Most buildings had a running cost
below £50/m=.

The highest cost was £192/m=,

Annual running cost per m? (excluding rates) (averaged over last 3 years)
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Optimising our assets

In the first instance, the council is focused on retaining and maximising the potential
of the existing council-owned property portfolio, whether these are operational or
non-operational properties.

In some cases, a property may be declared surplus and a proposal submitted for
disposal on the open market (subject to mayoral approval). “Disposal” in this context
denotes the sale of the freehold or the grant of a long lease of more than 25 years.

Relevant considerations for officers when proposing property for disposal include,
but are not limited to:

+ Current and potential utilisation of the space

-+ Condition of the building / maintenance backlog

- Investment required to bring the property up to standards required to reach our net
zero target

+ Potential for income generation, if retained

- Suitability of building for future service delivery.

- Suitability for use as part of housing development or regeneration scheme

- Potential for any capital receipt to be re-invested in other key priorities
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What we will do

- Respond to inflation in materials and labour costs, reprioritising or reprofiling where necessary
- Monitor energy costs and review options to contain these
- Support the delivery of savings identified in the 2023/24 and 2024/25 budgets.
+ Monitor occupancy and utilisation to ensure buildings are being used to their maximum efficiency
- Challenge the use and justification for retention of assets
- Review assets with services to identify which are surplus to requirements
- Procure a contract for external support with rent reviews and lease renewals
- Ensure we maximise income collected, reduce rent arrears and void periods
- Maintain the principle of setting market rents as the predominant consideration in the commercial portfolio
- Conduct a review of VCS Premises Policies and Procedures, including aspects such as:
+ Level of Community Rent
+ Working of the Community Benefit Rent Reduction scheme

» Historic peppercorn rent arrangements

- Ensure we plan well in advance of vacating a building to avoid long void periods in our operational properties
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Managing our estate

Corporate landlord model

The way we manage our assets is important. We need to ensure that our land and
buildings are managed as corporate resources, the right stakeholders are involved,
and decisions are made in the context of the council's priorities and objectives.

The concept of a corporate landlord model is that the ownership of an asset and the
responsibility for its management and maintenance is transferred from service areas
Into the corporate centre. The service area then becomes a corporate tenant, and
their priority is to plan and deliver their service to the best of their ability.

The corporate landlord is responsible for the following functions:

- Strategic asset management planning

- Capital programme - client, contract and project management

+ Statutory compliance of buildings

-+ Hard facilities management - reactive, statutory and planned preventative
maintenance; procurement and project management of building works

- Soft facilities management - cleaning, catering, security, caretaking, utilities

+ Planning and maximising the safe mode of occupation of our buildings in line with
the accommodation and space management policy

- Estates and valuation services

- Management of the commercial portfolio

Above all, the model should coordinate decision making so that decisions align with
our strategic priorities.
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Maintaining our estate

Management of the estate is embedded into ‘business-as-usual within facilities
and asset management. There is a separate structure for governing the capital
programme:

Capital Strategy Strategic recommendation
Board to Cabinet

Capital Delivery

Delivery recommendation
Board y

Capital Working

Group Technical appraisal

The Corporate Landlord also collects data to manage the portfolio effectively:

+ Location and unique asset identifiers

+ Tenure and legal impediments

- Lease arrangements

+ Physical characteristics (e.g. size, age construction, type)

+ Fitness for purpose (e.g. condition, suitability, capacity, accessibility)

+ Performance information (e.g. utilisation, running costs, carbon emissions)

- Environmental constraints (e.g. listed building status)

- Opportunity cost (e.g. land value for alternative uses, social value to the business or

the community)
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Maintaining our estate

Like many other councils, Tower Hamlets has experienced significant government
funding reductions, and we need to make careful choices in where we prioritise the
money we spend. This is especially true in relation to property.

The Property division take full responsibility for the maintenance of 226 corporate
estate assets. It is vitally important that these assets are maintained to ensure a
safe and appropriate environment to deliver services, support service users and
the workforce. We maintain the corporate estate to ensure it is safe and compliant,
although this does not always address fundamental underlying challenges and
consequently may result in occasional closures to deal with repairs.

The approach taken to maintenance has been to ensure the estate meets the various
requirements of statutory and regulatory compliance in terms of health and safety.

The consequences of this over the years has meant that many elements of buildings
have been repaired where possible but not replaced as they reach the end of their
life. As these elements continue to age, parts of the estate are now in a position
where various components are now beyond economic repair and are causing a drain
on existing financial resources.

In the year 2022/23 the corporate estate cost ¢ £5.9m in day-to-day expenditure
(excluding staffing costs, rent, rates and service charges). Energy, cleaning and
repairs and maintenance represented the largest items of expenditure.

In addition to this revenue funding, there is also £2m available annually for capital
iInvestment as part of our rolling programmes.

Condition surveys help us to build a better understanding of items of repair and help
the council identify and prioritise its resources. We aim to carry out these surveys
over a five-year cycle.

The council is working to develop a revised rolling programme of condition surveys
to better inform its investment and provide a greater clarity for forecasting future
spend.
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Maintaining our estate VA
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What we will do

- Uphold clear corporate decision making and challenge on all property matters, led by the Property and Major Programmes division, supported by robust internal processes
- Aim to achieve an effective balance between corporate and service priorities
+ Ensure that property information is accurate, current and comprehensive

- Develop mechanisms to ensure asset considerations are properly embedded in council-wide decision-making. This could include adopting a business parthering approach
or adding an additional ‘asset consideration’ section on key-decision making templates.

+ Ensure that all properties are — as a minimum - safe for the people who use them and compliant with statutory regulations (including fire safety).
- Undertake condition surveys, where funding becomes available, to ascertain the full picture of any maintenance backlog
» Prioritise works to assets which if not undertaken may impact on critical services delivered by the council

- Review the implementation of the corporate landlord model particularly in respect of data, governance and Asset Review.
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Strategic Asset Management Plan 2024 - 2029

Local policy

Net zero carbon council

The council has an ambitious target to become a net zero council by 2025, implying
a significant reduction in carbon emissions from our buildings, external uses (street
lighting) and transport fuel.

Carbon emissions from our buildings form the majority of the council's total
operational emissions and therefore how we manage, maintain, refurbish, redevelop,
or dispose of our buildings has great significance to the achievement of the council's
net zero aims.

The council owns a number of buildings of significant age which were designed to
be used with heating and plumbing systems which have long become obsolete. In
addition to their energy inefhiciency, some of these buildings represent a significant
revenue drain in terms of repairs and energy costs.

In such instances therefore, the net zero and value-for-money agendas reinforce
each other and may point towards either redevelopment or disposal of our buildings,
although this will have to be assessed on a case-by-case basis.

Through the Public Sector Retrofit scheme, the council has replaced gas boilers with
air source heat pumps in four council buildings to provide decarbonised heating.
Solar panel installation is planned at 10 of our council buildings.

A Cleaner and Greener Future for Tower Hamlets

In February 2023 the council launched a Net Zero Buildings Action Group. The
purpose of this group is to bring together all stakeholders across the council to agree
an approach to retrofitting our buildings.

Looking ahead, the focus will be on:

» Surveys of our buildings
- Capital financing for the retrofitting of our buildings (est. cost £563M)
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What we will do

- Ensure that assets’ Net Zero impacts are considered as part of all review processes and put in place mitigation where possible

- Conduct site-specific surveys across our estate against a Net Zero benchmark, where revenue funding allows this - starting with 11 of our more highly-emitting buildings
- Retrofit our properties with solar panels, green heating systems and adequate insulation where sufficient funding has been identified

- In some cases, where the investment required outweighs the long-term benefit to the council, we may propose disposal

+ Ensure newly-commissioned council buildings are built to be highly energy efficient and use a heat pump as the primary heat source

- Ensure we take into account climate risks such as overheating and flooding in existing and new buildings

-+ Explore a power purchasing agreement scheme so our electricity is from renewable sources

- Consider whether disposals could fund a re-investment programme for the buildings we retain
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Reviewing our assets

Asset Challenge is an ongoing process whereby the justification for our assets is
reviewed against a common set of criteria.

The ultimate aims of Asset Challenge are to reduce costs, identify assets that
should be retained for use and/or invested in, identify those that are surplus to
requirements and can be considered for disposal or repurposing.

Criteria include:

- Building condition

+ Energy efficiency

+ Accessibility/location
+ Running costs

- Sufficiency

- Suitability

Criteria will vary depending on the fundamental purpose of the asset - commercial
assets will need to be measured against different benchmarks than operational

property.
A range of outcome options arise from an asset challenge exercise, including:

- Retain and continue business-as-usual

- Retain and improve usage

- Make major capital investment

- Repurpose for a different use (e.g. housing)

+ Declare surplus and dispose on the open market or transfer to a third sector
partner

The tables on the following pages (drawn from CIPFA best practice guidance) outline
the criteria to be considered and the suggested outcomes which arise from this
process.
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Reviewing our operational assets
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Reviewing our commercial assets
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Appendix B — Service Needs

Early Help

The Council owns a number of Children & Family Centres across the borough. These offer a range of
services to families with children up to 19 years old (or up to 25 for children with SEND). The offer
includes:

*  Family support

* Early education training

*  Child and family health services
*  Childcare advice

*  Employment advice

*  Volunteering options

* Training Support

We are currently piloting a new government-supported approach in some of our centres called
Family Hubs, which aims to integrate a wide range of early help services at a locality level.

Youth Facilities

As part of the Mayor’s manifesto commitments, the Tower Hamlets youth offer was relaunched in
2023 under the name Young Tower Hamlets, with a total of £13.7m to be invested into the new
service.

From a property perspective, this involves investment in seven Youth Centre projects. The aim is to
deliver exemplar centres in each ward.

The project may change from refurbishment of existing centres to redevelopment aimed at providing
state-of-the-art youth centres, increasing the capacity to accommodate far more users.

Community Premises

The Council owns a range of assets which are leased to Voluntary and Community Sector (VCS)
organisations and are organised into a defined set of buildings called the Community Premises
Portfolio.

The standard form of lease for an occupier of one of these premises is a Community Lease, a 3-5 year
lease with a fixed below-market rate rent.

In addition to the above, tenants may also be eligible for our Community Benefit Rent Reduction
Scheme, which applies an up to 80% discount on the rent level, subject to criteria.

Our community buildings support the aims of our VCS (Voluntary & Community Sector) Strategy, in
particular ‘improving access to statutory sector buildings for the VCS'.

Idea Stores and Libraries

Idea Store (IS) is Tower Hamlets’ unique offer of integrated library, adult learning and information
services. There are five Idea Stores, at Bow, Canary Wharf, Chrisp St, Whitechapel and Watney
Market. There are two Libraries at Bethnal Green and Cubitt Town, and a Local History Library and
Archives Service at Bancroft Road.
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As well as a very strong, modern library offer, customers can also enjoy 800+ courses for adults and
families, book groups, art exhibitions, cultural celebrations, under 5s and 50+ sessions, access to the
Council’s online services and much more.

A range of improvements are being carried out, including:

* Creation of new Learning Labs at IS Watney Market

* A programme of works at IS Whitechapel as part of the Whitechapel Cultural Campus
*  Remedial works to IS Chrisp St

* Improvement works to IS Bow

*  Refurbishment works at IS Canary Wharf

* Refurbishment works at Local History Library and Archives

Delivery of these projects will enable us to continue providing an excellent service at all our sites in
the years ahead.

Adult Residential

In early 2024, Adult Social Care (ASC) will launch a Housing with Care Strategy which will set out the
requirements for bed-based care facilities over the next ten years (2023-32) across the full range of
types of accommodation including care homes (both residential and nursing), Extra Care Housing
(ECH), Shared Lives (adult placement), and Supported Living.

The draft projections show that there will be significant increases in ageing across the population of
Tower Hamlets particularly in the age groups 65 + (65%) and 85+ (55%) over the next ten years (2023-
2032) which is likely to lead to increased demand for care and support services. Alongside this, the
population of those living with learning disability and/or mental health problem are also projected to
increase significantly as children and young people transition into adulthood.

Whilst increased investment and transformation of the prevention and early intervention services and
the introduction of Technology Enabled Care (TEC) in the community will mitigate some of the
pressures on bed-based care settings, there will still be a need for additional accommodation.

The draft projections show that within the next ten years ASC will need a minimum of three additional
ECH schemes (240 flats) to be built in the Borough to accommodate a greater proportion of those
needing care and support across all disability and older age groups and to reduce the reliance on
residential care homes over the same period. These ECH schemes could be provided using capital funds
from the Councils programme or by attracting inward investment into the Borough from the private
and independent sector. Typically, the development of a new ECH scheme will take from 3-5 years to
develop from the initial planning and site acquisition/ identification stage.

The strategy also shows that we need an additional Nursing care home facility with between 25-30
additional beds over the ten-year period.

These projections also show that there will be additional requirements for Supported Living for those
with a learning disability (LD) and/or Mental Health condition. The current range of in-borough
supported accommodation and registered care provision for people with LD is limited. There is a
priority aspiration to support people closer to home as set out in the Adult Learning Disability (ALD)
Strategy and most recent Market Position Statement, and for increasing a range of provision in order
to achieve this; including registered care for people with high complex needs who are coming through
transitions and for those who are in out of area placements due to limited local options. A mixture of
provision is required so people have choice and can have the right level of support to meet their needs.
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This includes provision in which personal care can be delivered. This could be met through scaling
within ECH and smaller developments that meet Care Quality Commission (CQC) care standards.

Residential and nursing care requirements are also projected to increase over the strategy period.
However, these requirements could be mitigated by additional expansion of ECH provision over and
above the additional schemes mentioned above, alongside an enhanced ‘home for life’ care and
support model within these schemes to support people through to End of Life Care with complex
health interventions working alongside NHS partners and deployed through the locality based Primary
Care Network (PCN) arrangements.

All of the above requirements need to be planned as far as possible as multi- purpose facilities and
aligned with wider health and social care needs. For example, an ECH scheme could be provided on
the same footprint as a primary care facility, day opportunities centre, dentists and health/ leisure
provision and there are already many examples across the UK where this is working well as an
approach.

Substance Misuse

As part of the work being taken forward by the Tower Hamlets Combating Drugs Partnership, a
review of the substance misuse treatment and recovery system is taking place. While the Mayor’s Six
Priority Projects already include one project related to substance misuse, this review has the
potential to identify other gaps which may have implications for our provision and how we use our
buildings in relation to this area. The results of this work will be captured into the council’s wider
asset planning process as they both progress.

Education

The Council has a statutory duty to provide sufficient school places for the local population. The
Tower Hamlets area continues to experience the fastest population growth in the UK. In the ten-year
period between 2006 and 2016, the borough gained around 82,500 new residents and its population
grew by 38%. This was more than double the rate of population growth seen in London as a whole
(15%) and five times the growth in England (8%). During this period the borough’s primary school
provision was expanded to meet both this increase and the further anticipated rise in demand.
However, from 2016 onwards the picture for schools has been changing with the continued growth
in the borough’s general population not translating into a need for additional primary school places.

As Tower Hamlets feels the impacts of a fall in birth rates, reduced child yield from housing
developments and higher migration, it is evident we must consider how we might establish options
and a process for addressing how we can make better use of assets with surplus accommodation.
This must also align with the growing need for Special Education Need provision, which requires
short- and long-term capital investment.

We have established a School Organisation Strategy Group to enable effective engagement with
school leaders, with a key priority being to advise on the prioritisation/ implementation of capital
projects to increase school places in areas of need (e.g. expansions, new schools) and to rationalise
and improve the educational estate (e.g. amalgamations, refurbishments, site disposal).

Our current priorities for capital investment in schools are as follows, in order of priority:

1. Supporting growth to respond to increased demand for places in areas of the borough with
demonstrable need;
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2. Targeted investment in mainstream and special schools to increase/improve provision for
pupils with SEND or other high needs;

3. Strategic improvement of the schools’ estate, including funding projects to improve
suitability, address health and safety issues, building compliance and poor building condition;

4. Changes to establish new modes of school organisation, aimed at sustaining high quality
provision across a local planning area.

The principal source of capital funding for providing additional school places is the DfE Basic Need
capital grant. Funding is allocated each year on a rolling basis. It is formula-based and does not
reflect post-16 need or specific growth in numbers of pupils with high needs. Additional central
funding is available to fund facilities for children and young people with Special Educational Needs
(SEN). Further funding sources include Community Infrastructure Levy (CIL), Local Infrastructure Fund
(LIF), reserves, capital receipts and prudential borrowing and development contributions in the form
of Section 106 development contributions.

There are 95 schools in Tower Hamlets. This includes 66 primary schools (including 4 infant and
junior schools), 18 secondary schools, 7 special schools (including 2 alternative provisions) and 4 LA-
maintained nurseries. The council has an indirect relationship with others such as academies, faith
schools and free schools.

In 2022, Central Government put forward a white paper policy including a 2030 academisation target
for all schools. Although abandoned, external policies and government directives will have an impact
on how we manage the education estate and sufficiency requirements, and we must be mindful of
this. We must also acknowledge that our relationship with maintained schools is not static, and this
may have implications on our asset portfolio. As financial pressures on schools deepen, many will see
academisation as an option for sustainability, which requires the handing over, or long lease of assets
to new responsible bodies.

As we continue to experience a decrease in the demand for mainstream school places, our work with
planning colleagues on s106 sites is essential. The Local Plan identifies a sustained development plan
for the current period, including options for delivering education provision as part of s106
agreements. Our ongoing review of these options will enable us to effectively forecast the
requirement of these sites, ensuring that they align with the fluctuating demands for pupil places
and types of provision required. A careful approach to the allocation of sites for educational use is
required, and decisions for non-education use will be bolstered by our pupil place planning and asset
suitability findings. In addition, our work with colleagues in Special Educational Needs (SEN) and
Alternative Provision (AP) is integral to address sufficiency needs in our borough. As we observe a
steep demand for SEN and AP resources, our collaboration is crucial in how we invest in both new
and existing assets. The increasing requirement for this type of provision has shifted our focus
towards this area in the short and medium term. Creativity in how we utilise the limited funds we
have is necessary and a suite of resource bases within existing provisions will be explored.

Alongside our own identified need we need to continue to work with partner organisations such as
the DfE to ensure the site availability within Tower Hamlets can support where possible the wider
educational need.

Considering the above, we must be smart in how we work with schools to make better use of assets
and the potential for a higher level of surplus accommodation. We are seeing a shift in attitude
amongst our schools and in some areas an urgency to identify third party income generation to
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counter the loss of income from pupil placements. Whilst being supportive of this option, we must
be careful that any arrangement does not create potential to cause a future shortage of
accommodation for statutory age pupils. Tower Hamlets operates a surplus place policy of around
10%, which is crucial to maintaining parental choice and in-year movement.

Looking ahead, it may become necessary for placement reviews and schools may need to close;
usually, in circumstances where there are surplus places elsewhere in the local area, which can
accommodate displaced pupils and there is no predicted demand for the school in the medium to
long term. Once a school site has been declared surplus for education purposes, it goes through the
usual asset management mechanisms to determine whether other council services can make use of
the site. If it is then established that they cannot, the site will be put forward for disposal. There are
limitations on the use of such sites for non-education purposes; these require a S77 application and
Secretary of State approval.

Capital receipts from site disposal will be used support to the improvement of other parts of the
council’s education estate.

We will continue to deliver basic needs expansions across the borough where need arises. In addition
to which there is a rolling programme of condition & improvements for our school estate to ensure
the delivery of education for our pupils.

Schools Maintenance

Tower Hamlets is the responsible body for 54 schools, which includes 40 primary schools, 5
secondary schools, 5 Special/AP schools and 4 LA-maintained nurseries. Voluntary Aided, Academy
Trusts, and Free Schools are responsible for their own asset strategies.

Each local authority maintained school receives funding as part of their core budget which is
intended to contribute to capital maintenance activity. The expectation on each school is for them to
directly fund their own planned preventative maintenance and capital improvement activities. Local
authority maintained schools have an opportunity to bid for council funding to support works
exceeding £10k.

On an annual basis the Council receives a ring-fenced School Condition Allocation (SCA) from the
Department for Education (DfE), which is referred to in the capital programme as the Annual Rolling
Conditions & Improvement programme. Over the past number of years the SCA allocation we receive
has increased year on year from £2.7m in 2019/20 to £4.7m in 2023/24.

The capital programme allocates c.£3m per annum to address the necessary condition &
improvement activity to keep our schools maintained to a baseline acceptable standard of safe and
operational. The funding for the programme over the next three years is £9m 2023-26.

Given this limited budget, priority is given to maintained schools with the most severe condition
need or significant improvement need to deliver education to an acceptable standard. Investment in
our estate is expected to increase as assets age and elements reach end of life. The DfE recognises
this in its capital maintenance methodology, as it accounts for location and condition band (based on
high-level condition data it collects).

The schemes identified within the annual Condition & Improvement programme are considered high
priority works based on data from the corporate asset management database, technical officer’s
recommendations and school’s bids that have relevant supporting evidence.
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Condition surveys help build a better understanding of items of repair and help the council identify
and prioritise its resources. The Council is working to develop a revised rolling programme of
condition surveys to better inform its investment and provide a greater clarity for forecasting future
spend and highlight periods of significant need/resource. This rolling programme requires an annual
revenue commitment which is currently not in place.

With increasing revenue pressures across the Council and significant alternative calls on the available
capital financing required to drive service transformation, achieve revenue savings and to respond to
other areas of need it is becoming increasingly challenging for the council to provide the additional
funding required to keep ahead of the curve in ensuring our schools remain safe and operational.

Leisure

The council owns a total of seven leisure facilities across the borough, currently operated under
contract by leisure provider GLL/Better. These comprise:

e John Orwell

e Mile End

e Poplar Baths
e Tiller

e  Whitechapel
e York Hall

e St George’s (closed for rebuilding)

More than half of the leisure centres are over 40 years old, which can make these buildings more
expensive and challenging to keep in good repair. There is a backlog of condition issues estimated in
2022 at £11.3m needing to be funded over the next decade.

As part of the administration’s plans, the leisure service will be brought in-house when the current
contract expires in April 2024. In the short term we are focused on the achievement of a smooth
transition from outsourced to in-house management of the service and its buildings.

As part of the council’s investment in leisure, plans for a rebuilt leisure centre on the St George’s site
are also underway. The Culture and Leisure team are working with the Capital Delivery team to
deliver this project, which is planned to include housing, providing state of the art facilities for the
borough’s residents. Completion is planned for 2026.

Parks & Open Spaces

There will be a comprehensive programme of upgrading the parks within the borough to ensure the
health and well-being of residents, including funds to replace benches, bins, painting railings and
lamp posts at sites across the borough. The parks programme includes upgrading sports facilities in
parks. The programme is designed to refurbish sports areas across Tower Hamlets (kickabout areas,
tennis courts, basketball courts) and installing outdoor gyms. In addition to this there is a programme
of works for inclusive playgrounds which will renovate playgrounds across Tower Hamlets, making
them accessible to children with a wide range of needs.

These programmes are planned to interlink, and address priorities across the borough’s 120 parks.
Extensive consultation has been carried out with residents and stakeholders since 2018, with all
programmed for delivery across the 3 years of the Capital Programme (2023-26).
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Given the recognised shortage of open space in the borough and the difficulty of providing new large
areas of open space in such a built-up borough, the council’s approach is to secure new areas of
publicly accessible open space through the planning process.

The parks also host a local programme of outdoor events such as festivals and music concerts. In
accordance with the need for savings we will be ensuring that we optimise the income generating
potential of our outdoor spaces.

Many of existing parks include park buildings of varying uses, which require ongoing maintenance
and management. These building are being actively managed to maximise income generation.

Waste Depot

The Blackwall depot facility is the council’s main depot for waste, recycling, cleansing, passenger
transport, fleet management and winter maintenance. It is considered not fit for purpose to meet all
future needs, including statutory environmental requirements and operational efficiencies.

Options are currently under review for the redevelopment or relocation of the site, with the aim to
develop or acquire a fit for purpose waste, recycling, cleansing, winter maintenance and passenger
transport depot, office accommodation and welfare facilities.

Customer Service

In 2022, the council began to pilot a new face-to-face customer service offer — Residents’ Hubs.
These hubs bring together advice on council services such as housing and welfare benefits, along
with key local partners such as DWP and voluntary and community organisations.

Following the pilot, the 2023 Budget approved funding for 5 Residents’ Hubs to operate from a
variety of sites, including Libraries, Idea Stores and the new Town Hall.

The Customer Service Strategy, published in September 2023, reaffirmed this commitment to ensure
face-to-face access was widely available across the borough.

Commercial Estate

As well as holding property for direct social and community benefit, the council maintains an
investment portfolio of commercial properties, with an income target of c. £5m.

These properties are held for the purpose of providing income either for services and facilities for the
council’s housing tenants, or for council services more generally.

The portfolio consists of approximately 260 shops as well as a small number of other spaces such as
office workspaces and multi-occupied schemes.

A programme of commercial lease renewals and rent reviews is underway to maximise the income to
the council from the commercial portfolio. In addition to maximising annual rental income, this also
ensures income is secured, by locking tenants into current leases at market level rent rates.
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Equality Impact Analysis Screening Tool

Section 1: Introduction

Name of proposal

For the purpose of this document, ‘proposal’ refers to a policy, function, strategy or project

Strategic Asset Management Plan 2024-29

Service area and Directorate responsible

Property & Major Programmes / Housing & Regeneration Directorate

Name of completing officer

Thomas Smith

Head of Service

Dave Hughes (Interim Director)

The Equality Act 2010 places a ‘General Duty’ on all public bodies to
have ‘due regard’ to the need to:

e Eliminate discrimination, harassment and victimisation and any other conduct
prohibited under the Act

e Advance equality of opportunity between those with ‘protected characteristics’
and those without them

e Foster good relations between those with ‘protected characteristics’ and those
without them

This Equality Impact Analysis provides evidence for meeting the Council’s commitment to
equality and the responsibilities outlined above. For more information about the Council’s
commitment to equality, please visit the Council’'s website.

Section 2: Summary of proposal being screened

Describe the proposal including the relevance of proposal to the general equality duties and
protected characteristics under the Equality Act 2010

The Strategic Asset Management Plan sets out the priorities and high-level actions by which the
council proposes to manage its property assets over the period 2024-29. The adoption of the
paper itself will not have any impacts on the protected groups. However, any projects (e.g. a
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disposal or office move) that arise out of its implementation will be required to assess the impact
of the project across all the protected groups.

Section 3: Equality Impact Analysis screening

Is there a risk that the policy, proposal Yes No Comments
or activity being screened

disproportionately adversely impacts

(directly or indirectly) on any of the

groups of people listed below?

Please consider the impact on overall
communities, residents, service users
and Council employees.

This should include people of
different:

= Sex
= Age
= Race

= Religion or Philosophical
belief

X

= Sexual Orientation

o) o o oo
X

X
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= Gender re-assighment
status

L]
X

= People who have a
Disability
(physical, learning
difficulties, mental health
and medical conditions)

[]
X

= Marriage and Civil
Partnerships status

X

= People who are Pregnant
and on Maternity

X

e People who have Care
Experience

You should also consider:

OO O O
X

X

= Parents and Carers

= Socio-economic status

= People with different
Gender Identities e.g.
Gender fluid, Non-binary
etc.

= Other

If you have answered Yes to one or more of the groups of people listed above, a full
Equality Impact Analysis is required. The only exception to this is if you can
‘justify’ the discrimination (Section 4).
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Section 4: Justifying discrimination

Are all risks of inequalities identified capable of being justified because there is a:
(i) Genuine Reason for implementation

(ii) The activity represents a Proportionate Means of achieving a Legitimate Council Aim

(iii) There is a Genuine Occupational Requirement for the council to implement this
activity

1) O] O

Section 5: Conclusion

Before answering the next question, please note that there are generally only two reasons a full
Equality Impact Analysis is not required. These are:

e The policy, activity or proposal is likely to have no or minimal impact on the
groups listed in section three of this document.

e Any discrimination or disadvantage identified is capable of being justified for
one or more of the reasons detailed in the previous section of this document.

Conclusion details

Based on your screening does a full Equality Impact Analysis need to be performed?

If you have answered YES to this question, please complete a full Equality Impact
Analysis for the proposal

If you have answered NO to this question, please detail your reasons in the
‘Comments’ box below
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The outcome of the screening shows that no immediate equality impacts are expected from the

adoption of the SAMP. However, as noted above, any projects arising out of its implementation
will be required to screen separately for impacts.
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