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1
INTRODUCTION

1.1

Background

Bron Afon received the housing stock from Torfaen County Borough Council on the 31st March 2008. It was established to deliver the commitments it gave in the Council’s Offer Document to tenants, published in January 2007, most notably the achievement of the Welsh Housing Quality Standard (WHQS) by 2012 and to maintain the housing stock at that standard subsequently.


This Business Plan is the second to be issued by Bron Afon. The first was prepared for the period 2008/09 to 2037/38 and was the basis for securing agreed Gap Funding from the Welsh Assembly Government and the necessary loan facilities from its Lenders. This plan starts one year later, and the projections and cash flows cover the 35 years from 2009/10 to 2043/44.


The plan provides details of Bron Afon’s  future stock investment and development programme as well as details of the financial viability of the organisation. 

1.2 

 History of Bron Afon
1.2.1 Bron Afon is a not-for-profit Community Mutual Housing organisation (a Registered Social Landlord (RSL)) and has been registered with the Financial Services Authority as an Industrial and Provident Society with charitable objects, with registration number 30235R.
1.3

Contents

1.3.1
This Business Plan sets out details of:

· Bron Afon (Section 2);
· The geographical area of Torfaen (Section 3);
· The stock transfer process (Section 4);
· The housing stock transferred (Section 5);
· The basis of the valuation (Section 6);
· Bron Afon’s financial projections (Section 7).
1.3 
Restrictions on Use
1.3.1
This document may not be reproduced in whole or in part without the express authority of Bron Afon.

2 Bron Afon
2.2 Aims, Powers and Objectives

2.2.1 Bron Afon’s objects are to provide and manage housing, to provide assistance to help people meet their housing needs, to provide associated facilities and to carry out regeneration activities primarily in Torfaen.
2.2.2 Bron Afon’s objects are charitable and this has been confirmed by HM Revenues and Customs.
2.2.3
Bron Afon’s aims and values were developed by the Board, tenants and staff during the development of the Offer Document. 

2.2.4
Bron Afon’s aims are:

· To provide high-quality, energy efficient, affordable homes, high- quality communal areas and excellent services to tenants and leaseholders in Torfaen; 
· To promote and support vibrant, safe, clean and healthy communities working in close partnership with residents and the Council;
· To run an open and democratic organisation with high levels of community involvement ;
· To use the resources we have to best effect in maximising other benefits to the community, including creating and sustaining local jobs, increasing skills and minimising negative impact on the environment; 
· To provide support for people who need it.

Bron Afon:

· Cares about people and communities;

· Is passionate about excellent service delivery;

· Is innovative and creative and willing to take risks;

· Listens and learns;

· Respects and values diversity and promotes equality of opportunity;

· Is trustworthy open and honest in all it does;

· Is accountable to the communities it serves;

· Welcomes constructive challenge;

· Involves people in decisions that affect them;

· Has sustainability at the heart of its thinking;

· Is proud to be a non profit making social business delivering a public service.
2.2.5
Bron Afon is not permitted to trade for profit. Any surplus generated will be retained and used in a manner which furthers the objectives outlined above. Surpluses cannot be distributed to its members.
2.3 Responsibilities of Bron Afon
2.3.1 Bron Afon is responsible for delivering the local housing service. Responsibilities include the following

· Lettings

· Estate management

· Rent collection

· Preventing and managing anti-social behaviour

· Repairs & improvements

· Undertaking projects to achieve its main purpose.

2.4 Bron Afon’s Structure

2.4.1 The members of Bron Afon are drawn from the residents of Torfaen; the only stipulation is that the majority of members must be tenants. All tenants are entitled to apply for membership of Bron Afon (for a 10p fee). 
2.4.2 Bron Afon is managed by a Board of Management (the Board) of 15 people, 5 Council Nominees, 5 Independent Board Members and 5 Tenant Board Members. The Tenant Board members have been directly elected by Bron Afon’s tenants. Between them, the Board Members bring different skills and expertise to the Board to make sure that Bron Afon is able to deliver its aims and objectives. 

2.4.3 Although the Board of Management of Bron Afon will make the strategic and policy decisions, some major decisions such as a change to the Rules governing how the organisation operates have to be agreed by the members of Bron Afon.

2.4.4 Bron Afon actively seeks to grow its membership base and as at the 31st March 2009 Bron Afon had 1,256 members, up from 387 at April 2008. Of the 1,256 members, 1,054 are tenants. If tenants choose to become members, they can increase their influence on the running and management of the organisation in the following ways:

· being, collectively, the owners of Bron Afon;

· being a custodian of the Rules of Bron Afon – as the Rules can only be changed with the approval of members (and the Welsh Ministers);

· monitoring the performance of the Board.

2.4.5
Members are entitled to attend and vote at Bron Afon’s Annual General Meeting (“AGM”) and at any other convened meeting of the members. The Rules state that the following activities are to be carried out at the AGM:
“to receive the Board’s annual report which in addition to the usual accounts, balance sheet, auditor’s report and appointment of auditors must also include a statement of the policies, strategies and objectives being pursued by Bron Afon; a report on progress with securing community involvement in Bron Afon and a wider programme of community development; a report on progress with the strategy for establishing any local groups with delegated responsibilities if any communities have these aspirations; details of the obligations and assessment of skills of Board members; proposals for future consultation with the membership; the Membership Policy.”
2.5 Registration with the Welsh Ministers
2.5.1 Bron Afon achieved registration with the Welsh Ministers, under the provisions of the Housing Act 1996 in March 2008, registration number L147. In achieving registration, Bron Afon demonstrated to the Welsh Ministers that Bron Afon will meet existing needs and that it is capable of providing a service that is both efficient and effective.

2.5.2 Registration will enable Bron Afon to apply for financial support from the Welsh Ministers towards any future housing developments it may wish to carry out in pursuance of its mission. 

2.5.3 Regular monitoring of Bron Afon’s activities by the Welsh Ministers means that both tenants and interested third parties can monitor the proper conduct of the affairs of Bron Afon’s management and its continuing financial viability.

2.6 The Role of Welsh Ministers

2.6.1 The Welsh Ministers is responsible for regulating and overseeing the activities of all Registered Social Landlords in Wales and monitoring their financial viability. It also allocates Social Housing Grant (SHG) funds to RSLs for new development and other purposes. 

2.6.2 The Welsh Ministers have a crucial role in the regulation of registered social landlords, providing advice; monitoring activities and finance; setting standards; testing effectiveness and giving guidance. The Welsh Ministers have commissioned the Wales Audit Office to undertake the role of inspecting RSLs in Wales, though this is currently under review.
2.7 Management Structures

2.7.1 Bron Afon is managed by a Board of fifteen unpaid Board members.  As at the 1st April 2009, three places are vacant:
· One independent Board member. This is currently being reviewed to identify the skills required of a new appointee and an advert will be placed during April 2009.
· One tenant Board member. Arrangements are currently being put in place to hold elections of the tenants to fill this post. 

· One Council Board member. This will be filled at the Council’s Annual General Meeting in May.

2.7.2 The names and brief background of the current Board members are set out in Appendix 1.
2.7.3 The existing four independent Board members were appointed for their specialist skills after a competitive process following advertisement.   

2.8 Committees

2.8.1 The Board have established two sub-committees:

· An Audit and Ethics Committee, which has been charged with addressing such issues as governance, internal control, conduct and risk management;

· A staffing sub-committee which has responsibility for overseeing the development of new staffing policies for Bron Afon.

2.8.2
In addition, the Board has powers under the Standing Orders to appoint other committees as required. 
2.8.3
The Board retains responsibility for the Business Plan, appointment of the Executive and key policies and strategies such as Treasury management,  Excellence, Rent setting, Sustainability, Community Involvement, Allocations and Anti social behaviour.
2.9 Staffing Structures

2.9.1 A staff structure for Bron Afon was developed for management and maintenance services at transfer. Staff largely transferred from the Council thus providing experience and continuity. However since transfer there has been continuing review of the most appropriate staff structures required and changes have been implemented as necessary. In particular Bron Afon has conducted major recruitment campaigns both to enable the effective delivery of services to tenants and to bring in the skills necessary to deliver the improvements programme required to bring the housing stock up to the Welsh Housing Quality Standard. As a result Bron Afon has recruited 96 new staff during financial year ending 31st March 2009.
2.10 Funders

2.10.1 Bron Afon has appointed Royal Bank of Scotland, the European Investment Bank and the Principality Building Society as its funders, entering into a facility agreement worth £135m over 35 years. A number of forward fixes totalling £60m have been arranged over the first 5 years of the facility which provides for an element of certainty in the financial outgoings.
2.11 Future Investment Plans
2.11.1 Bron Afon purchased the housing stock from the Council in order to carry out the repair and improvement of that stock.
2.11.2 In 2002, the Welsh Assembly Government introduced the Welsh Housing Quality Standard (WHQS), which requires Local Authorities and RSLs to improve the standard of all homes in Wales.

2.11.3 One of the aims of transfer was to make sure that the homes are properly maintained and that there is enough money in the future to achieve the WHQS and then maintain homes to that standard. Bron Afon has a programme of planned replacements and must ensure it has the money needed to replace items in all homes, for example, central heating boilers and windows, when they reach the end of their useful life. 

2.11.4 Bron Afon plans to undertake the repairs, maintenance and improvements as identified in the Stock Condition Survey to meet the WHQS by 2012.

2.11.5 Bron Afon’s plans for works to repair and improve the transferring stock are based upon a survey undertaken by Savills with a duty of care to both Bron Afon and the Council (see Section 5.2). 

2.11.6 The work required for the Bron Afon can be considered in the following categories: 

· Work required to meet WHQS
£340million at current prices is to be spent on achieving and maintaining WHQS over the next 35 years.  The main improvements that Bron Afon planned to carry out to the homes by the end of 2012 based on the Savills survey are detailed in the table below.
· Other work including Responsive and Cyclical Maintenance
£262million over the 35 year period equating to around £7.4m million per annum on average..

	Table 2.A : Planned Improvements



	Improvements and major repairs
	Number of homes that Bron Afon plans to improve by 2012

	Kitchens
	5,500

	Bathrooms 
	5,200

	Additional showers to  existing bathrooms
	3,000

	Double glazed windows that permit escape in fire
	4,750



	New more efficient boilers
	4,200

	New heating systems
	3,750

	New secure front doors
	5,000

	New secure back doors
	5,000

	Rewiring
	5,500

	New roofs
	950

	New fencing, gates and boundary

Walls
	2,500


2.11.7    As we have progressed the improvement programme over the first year, we have carried out individual stock condition assessments identifying the need for replacement or renewal of individual property components.  Of the 8,047 properties owned by Bron Afon, by 31st March 2009 we had assessed 3,910 properties for windows and doors required to meet the WHQS and Offer Document commitments and 585 properties for requirements for internal improvements (kitchens, bathrooms, showers, boilers, heating systems and rewiring).   Inevitably, given that the original figures were based on a sample assessment by Savills, the actual components required have been different from the original plans.  The Board are monitoring these differences on a quarterly basis to ensure that expenditure stays within the original estimates despite the variations in the numbers of replacement components required.  As at 31st March 2009, our estimated spend to meet the WHQS remains within the original cost estimates.  Further information and copies of the Board reports are available on request.
2.12 Area regeneration

2.12.1 Bron Afon’s aims to be a community investment agency participating as a partner with communities and other public, private and not for profit agencies in the regeneration of the County Borough of Torfaen.  The Project that is initially funded by the Welsh Ministers through Gap Funding only includes the improvement and repair of the housing stock to meet the Welsh Housing Quality Standard and to maintain the stock at that standard for a period of 30 years.  Bron Afon will be able to make some limited use of the Gap Funding from the Welsh Ministers to secure some additional regeneration benefits: improvements within the curtilage of tenants’ homes, improved regular maintenance of communal areas and using the money to be spent on tenants’ homes to secure more jobs within the Bron Afon workforce and contractors.  
2.12.2 Bron Afon intends to secure wider area regeneration benefits which are outside the scope of the Project, and these will have to be funded not from the Gap Funding but rather either from surpluses generated by Bron Afon outperforming its business plan or from alternative sources of external funding. 

2.12.3 During the year, Bron Afon has been successful in raising £440,000 of additional funding for renewable energy installations which were installed to sheltered housing schemes and blocks of flats in North Torfaen.
2.12.4 The Welsh Assembly Government is due to announce the creation of two Housing Renewal Areas in Torfaen during the financial year 2009-10.  Both areas consist of a relatively even split between privately owned housing and Bron Afon properties and both include significant areas of land in Bron Afon ownership.  Working in close partnership with Torfaen County Borough Council we have identified that significant benefits including cost savings to both parties would be achieved by having a single programme of works to both private owned and Bron Afon owned housing and to both Council and Bron Afon owned land in these areas. The Council have asked Bron Afon to manage and commission the work as we have the skills and expertise to do so, and have contractors already appointed through our framework agreements.  Our contractors are also committed to providing community benefits such as jobs and training places.  We are satisfied that we can carry out these works within our objectives. 
2.12.5 However, as a charity, we would normally be exempt from Corporation Tax but works carried out for the Council will be taxable.   As a result, we have explored the most tax efficient model for delivery of these works and we are seeking agreement in principle from our funders to the setting up of a wholly Bron Afon owned non charitable subsidiary as part of a Group structure which could covenant surpluses back into Bron Afon to gain tax relief.   If in principle agreement is forthcoming, the Board will consider a more detailed option appraisal before making any decision to proceed and any subsidiary would be managed within the overall risk management framework of Bron Afon.
2.12.6 We have sought charitable funding during the year ending 31st March 2009 for projects to support our tenants many of whom have high needs.   Unfortunately, our healthy asset base and turnover are seen as obstacles to charitable funding as we are seen as having sufficient resources to deliver new projects within our own resources.   We have been advised that we would be more successful in securing additional charitable funds to support our tenants if we had a separate wholly owned Bron Afon charity that could bid for the funds.   We are therefore seeking agreement in principle from our funders to set up this wholly Bron Afon owned charitable subsidiary which would operate within a Group and within our risk management arrangements delivering specific externally funded projects.
2.13 Housing Stock Developments

2.13.1 Bron Afon’s main aim is to meet the WHQS for the existing stock. However, the medium to long-term aim of Bron Afon is to increase the number of social housing properties available to rent by undertaking new developments, subject to sufficient finance being available and/or receipt of social housing grant from the Welsh Ministers. This is not included in the current financial projections contained within this business plan.
2.13.2 The use of proceeds from Right to Buy sales is dealt with in paragraph 7.5.
2.13.3 Bron Afon will consult with tenants on all future developments. 

2.14 Leaseholders

2.14.1 Bron Afon has over 900 leaseholders, and these individuals will be affected by the work carried out to communal areas and the external structure of properties. The Business Plan assumes that any costs incurred in carrying out work for the leaseholders is fully recovered i.e. that there is no net cost.

2.14.2 In some case the costs that leaseholders will be liable for will be substantial, and in such circumstances Bron Afon will offer opportunities to leaseholders to pay in instalments over an appropriate period, in line with the Leaseholder Offer Document issued prior to transfer.
3 Torfaen AREA

3.1 The Torfaen area

3.1.1 The County Borough of Torfaen covers an area of 125 sq km. A map of the district and a map showing its location within Wales are shown at Appendix II.
3.2 History

3.2.1 Torfaen is a County Borough in South East Wales. Prior to 1974, it was part of the historic county of Monmouthshire. . Between 1974 and 1996 it was a district in the preserved County of Gwent. Torfaen borders the city and County Borough of Newport to the south, the County of Monmouthshire to the east and the County Boroughs of Caerphilly and Blaenau Gwent to the west and north-west. Torfaen comprises a varied twelve mile long valley from Blaenavon in the north to Cwmbran in the south.
3.2.2 The area is fairly well urbanised with a population of about 91,000 (2005 est) Much of the southern parts of the Borough are now wholly urbanised around the Cwmbran New Town conurbation (which houses the largest under cover shopping centre in Wales) The north of the County Borough is greener and retains acres of countryside. The town of Pontypool is in the centre of the area.
3.3 Population

3.3.1 According to the 2001 Census, Torfaen has a population of 90,949 residents; 48% male and 52% female in total. The breakdown of the population by age is as follows: 
	TABLE 3.A : POPULATION OF TORFAEN

	Age
	% of total population in Torfaen
	% of total population in Wales
	% of total population in England

	0-15
	21.34%
	20.22%
	20.15%

	16-19
	4.94%
	5.06%
	4.90%

	20-64
	56.91%
	57.33%
	59.06%

	65-99
	16.81%
	17.39%
	15.89%

	Total
	100%
	100%
	100%


3.3.2 Population growth between 1991 and 2001 was just 2.4% in Wales, or 68,000 people. The forecast is that the population will continue at this slow rate of growth rising by less than 0.2% per annum between 2001 and 2021.
3.4 Languages

3.4.1 11.1% of people in Torfaen speak Welsh, compared to an average of 28.4% for Wales overall (source: 2001 Census).
3.5 Religion

3.5.1 Based upon the 2001 Census data; 71% of the population of Torfaen are Christian and less than 1% in total are Muslim, Hindu, Buddhist, Jewish or Sikh with nearly 21% of people claiming to have no religion and 8% not stating a religion.
3.6 Deprivation 

3.6.1
Torfaen comprises the three urban centres of Cwmbran, Pontypool and Blaenavon. Declining iron and coal industries in both Pontypool and Blaenavon have resulted in parallel declines in the surrounding valley communities, manifesting in a variety of socio-economic problems. Basic socio economic information shows that Torfaen does not compare favourably with Wales as a whole. For example:











Torfaen 
Wales

Households with no car or van

27.17%
25.95%

People 16-74 economically active

71.4%
76.0%
People aged 16 or over on Income support
10.9%
10.2%

People 16 or over claiming any benefit

22.5%
20.9%
people with good general health

62.16%
65.06%

people with long term illness


24.86%
23.27%

people aged 16-74 with no qualifications
36.65%
33.02%
3.6.2 A survey of all the councils tenants a few years ago has shown that within Torfaen there are only 14.94% of tenants who are in paid employment, with a further 0.74% being self employed. The same survey showed that 20.25% of tenants felt that they had one or more disability.
3.6.3 Four areas within Torfaen are designated as Communities First areas because of high levels of deprivation, three in the north of the County Borough (Blaenavon, Trevethin and St Cadocs and Penygarn) and one in the south (Thornhill). All contain a significant number of properties belonging to Bron Afon.   

3.6.4 The north of the Borough falls within the Heads of the Valleys area which has been targeted by the Welsh Assembly Government for special attention as a regeneration area.   The whole of Torfaen falls within areas eligible for EU convergence funding.
3.7 Infrastructure
3.7.1 The south of Torfaen is well served by roads and railways with a regular train service from Cardiff to Manchester stopping at Cwmbran and Pontypool/New Inn and Cwmbran lying only 10 minutes drive from the M4.  There is no train service north of Pontypool but the whole of the north is well served by buses including a service to Newport running every 10 minutes throughout the day. 

3.7.2 The Cwmbran shopping centre is recognised as a well used and thriving regional shopping centre and there are plans to expand the retail and civic services available in the Town Centre in the near future with a new cinema complex and restaurant having recently opened.  Pontypool has recently had a new Town Centre Tesco store developed as part of the Council’s  Regeneration Strategy.

3.8 The labour force

3.8.1  Based on official labour market statistics between January and December 2005, 20% of the working age population in Torfaen hold no formal qualifications, which is slightly higher than the average for Wales and the UK as a whole (at 17% and 14% respectively) and 20% of the same population hold qualifications at NVQ level 4 and above as compared to 24% for Wales and 26% for the UK as a whole.
3.8.2  Based on the same data 60% of the population of both Torfaen and Wales are working age, compared to 62% for the UK as a whole. Between October 2005 and September 2006 74% of this working age population was economically active which is consistent with Wales at 75% and slightly lower than the UK as a whole at 78%.  
3.8.3  For 2006 gross average weekly pay for full time workers was £450 for Torfaen, 10% higher than Wales at £408 and consistent with the £450 average for the UK as a whole. 
3.8.4  Job density to population ratio at 0.71 is slightly lower than Wales at 0.77 and the UK as a whole at 0.84 with 38,000 jobs available for a working age population of 53,900.The distribution of jobs is as follows:
	TABLE 3.B : DISTRIBUTION OF JOBS

	
	% of employees in Torfaen
	% of employees in Wales
	% of employees in the UK

	Full-time
	70.8%
	64.8%
	67.9%

	Part-time
	29.2%
	35.2%
	32.1%

	Manufacturing
	21.3%
	14.2%
	11.1%

	Construction
	2.4%
	4.7%
	4.6%

	Service sector:
	
	
	

	Distribution, hotels and restaurants
	20.3%
	23.7%
	24.1%

	Transport and communications
	3.6%
	4.5%
	6%

	Finance, IT, other business activities
	8.2%
	13.1%
	20.7%

	Public admin, education and health
	39.2%
	32.8%
	26.9%

	Other services
	3.9%
	5.4%
	5.2%

	Tourism related:
	4.6%
	8.4%
	8.1%


Source: Official labour market statistics

3.9 Community Investment (Regeneration)
3.9.1 
Bron Afon is committed to investing in people, homes and communities in Torfaen. We will be investing £338 million in homes in Torfaen over the next 35 years to achieve the Welsh Housing Quality Standard.   Provided we are permitted within the gap funding agreement to access additional funds or reinvest any non-designated surpluses or proceeds of disposals generated, then Bron Afon will be an important player in securing social, economic and environmental benefits for the area in partnership with the Council, public, private and voluntary sector organisations and local residents.

3.9.2 Key elements of our community investment proposals include:

· Investing in our homes to bring them up to the Welsh Housing Quality Standard focusing on the worst areas first;

· Securing investment in leaseholder and owner occupied homes where possible by inviting our partner contractors to quote prices for similar improvements for these residents;

· Investing in people by creating over 100 new local jobs and increased training places including apprenticeships ourselves and expecting our partner contractors to create more jobs and training places;

· Investing in communities though improvements to the infrastructure, improved routine grounds maintenance and action to tackle anti social behaviour;

· Investing in people through enhanced training of our staff and those tenants and residents who are involved in Bron Afon as members
· Investing in people through our relationships with partner funders, bankers and insurers and establishing expectations that they provide support for financial inclusion initiatives;
· Investing in people through the development of the sheltered housing service.

3.9.3
It should be noted that there are no plans included for any specific local area regeneration initiatives as these are not funded within the business plan through the funding current available.
3.10
Sustainability
3.10.1   
The Project funded by the Gap Funding includes energy efficiency measures for tenants’ homes.   We have broader aims, however, to bring tenants’ homes up to a higher standard under the Code for Sustainable Homes. These higher levels require that some form of energy generation is incorporated.  There is no provision in the business plan to raise homes to this higher standard or to install any energy generation.  Therefore Bron Afon has to seek additional funding outside the Gap Funding if we are to install any energy generation apparatus such as solar panels, photovoltaic tiles, biomass boilers, wind turbines or ground source heat pumps. 
3.10.2
To this end Bron Afon secured funding of over £400K from the Heads of the Valleys Initiative to install solar panels in the north of the Torfaen County Borough during 2008/09. Bron Afon will continue to seek additional funding opportunities to deliver additional value to its tenants and the wider community.
4 THE STOCK TRANSFER PROCESS

4.1 The Background to Stock Transfer in Torfaen 
4.1.1 The Welsh Ministers set expectations that all councils in Wales improve the quality of their homes and bring all of them up to WHQS. This was more than Torfaen CBC could afford and therefore arranged to transfer the stock to Bron Afon.
4.1.2 The WHQS has 7 elements:

· All homes to be in a good state of repair

· All homes to be safe and secure

· All homes to be adequately heated, fuel efficient and well insulated
· All homes to have modern and up to date kitchens and bathrooms

· All homes to be located in safe and attractive environments

· All homes to be well managed

· All homes to meet the specific needs of the household.

4.2 Tenants' Rights

4.2.1 Comparison of Rights
4.2.1.1 Under the Housing Act 1985, tenants of the Council were "secure tenants" and had certain statutory rights. Tenants of Bron Afon are "assured tenants" under the Housing Act 1988. .
4.2.1.2 In order that the rights of tenants either remain the same or become similar to those that they had under a Council tenancy, existing tenants who transferred from the Council had their statutory rights extended by a contractual agreement. This was embodied by Bron Afon in a covenant to the Council in order to fulfil all the commitments set out in the formal consultation document to tenants. The Assured Tenant’s Charter published by Welsh Ministers also binds Bron Afon.

4.2.1.3 Guarantees given to tenants as part of the consultation process were: 
· No difference in rents from those that would have been payable with the Council;

· No new charges for existing services;

· Some new services at no extra cost;

· Protection of rights to stay in the home and new tenancy rights;

· Improvements to meet the Welsh Housing Quality Standard;

· Improvements in timescales for non urgent repairs;

· Increased repairing responsibilities for Bron Afon;

· New local jobs;

· Improved local services;

· Improved maintenance of communal areas;

· Improved response to anti social behaviour;

· A new menu of support for sheltered housing.

· New ways for tenants to get involved in Bron Afon.

4.3 Bron Afon’s Rent Levels
4.3.1 A distinction is made between the rents charged to new tenants and those for transferring tenants - the latter benefiting from a rent guarantee.
4.3.2 Rent Policy Objectives
4.3.2.1 Bron Afon’s initial rent policy is broadly to increase all rents within WAG guidelines.  The only exception is a small number of homes whose rents exceed the WAG guidelines for historical reasons.  Bron Afon is looking to adopt a policy that enables those rents to be brought back within guidelines over a period of time whilst ensuring that income levels are not affected.

4.3.3 Rent Benchmark
4.3.3.1 The RSL Benchmark rent is an average maximum rent for 1, 2 and 3 bed-roomed properties. The assumptions regarding rent are discussed further in para. 7.4.1.a).
4.3.3.2 The rent structure inherited by Bron Afon does not comply with the WAG benchmark system, and we are developing a policy to bring the rents into line. It is anticipated that such a policy will take several years to implement in order to dampen the effects on individual tenants as rents moved up to the benchmark level.
4.3.4 Rents Charged by other Registered Social Landlords
4.3.4.1 In addition to the 8,047 properties owned by Bron Afon there are currently around 1,600 other housing units in the Torfaen County Borough owned  and rented out by 5 other Registered Social Landlords (based on data collated by WAG as at 31st March 2006). Approximately 1,100 of these properties are managed by one RSL, Melin Homes. 
4.3.4.2 The maximum weekly Local Housing Allowances that apply in the private sector as at April 2009 are:
	TABLE 4.A : TYPICAL RENT LEVELS FOR HOUSING BENEFIT 

	
	South Torfaen
	North Torfaen

	One Room
	£91.15
	£69.23

	Two Rooms
	114.23
	£85.00

	Three Rooms
	£126.92
	£95.00

	Four Rooms
	£167.31
	£114.23

	Five Rooms
	£221.54
	£173.08


 The local housing market
4.3.4.3 The level of demand for affordable housing in the Bron Afon area is relatively high. In the Torfaen borough there are currently 2,340 households on the waiting list and 120 households in priority need were housed in temporary accommodation on 7th April 2009. No dwellings in the Borough are classified as difficult to let or low demand.  The Local Market Assessment carried out by Torfaen County Borough Council and neighbouring local authorities in 2007 concluded that there is a need for an additional 166 affordable homes in the Borough to be built over the four years 2007-2011 with a predicted shortfall in delivery of more than 250 properties over this period.  Similar demand is identified for subsequent years.  The assessment was carried out before the impact of the tightening of mortgage availability.
4.4 
The Contract between the Council and the Bron Afon
4.4.1
Agreement on the working relationship between Bron Afon and the Council was formalised in a contract stating the terms of transfer and other related matters. The contract document also sets out details of the property and land transferred from the Council and the special arrangements negotiated between the Council and Bron Afon. 

4.5 
Nomination Rights
4.5.1
Since the Council retained its statutory homelessness duties, it has nomination rights for homeless persons in respect of vacancies within Bron Afon’s stock.   In practice, Bron Afon and the Council have recently agreed and operate a joint allocations policy operated by a joint team of staff so that formal nominations should not be required.
4.6
Support Services
4.6.1
Whilst at transfer a number of services were arranged externally, it was necessary to maintain some of the service provision with the Council e.g. cash collection, grounds maintenance, fleet management. The Welsh Ministers require that within three years Bron Afon is self-sufficient and the services will therefore be reviewed during this period of operation. During 2009/10 for example negotiations will take place to transfer the grounds maintenance operations to Bron Afon from the Council, and Bron Afon is planning to introduce payment cards during 2009 as part of the strategy to increase cash taking facilities and reduce reliance on the local authority.
4.7          Warranties and Covenants
4.7.1
The Council has provided warranties and covenants to Bron Afon and funding institutions.

4.8
Support for Future Housing Provision
4.8.1
Bron Afon and the Council are in the process of discussing the Council's support for social housing in future years. 

5 HOUSING STOCK  TRANSFERRED

5.1 Transferring Stock
At transfer in 2008 Bron Afon received 8,054 rented units consisting of houses, flats, bungalows and maisonettes of varying age. In addition Bron Afon received 80 shared ownership properties and the leasehold to 913 properties. During 2008/09 Bron Afon sold eight through Right to Buy and made one voluntary sale, reducing the stock to 8,045. An analysis of the stock at the date of transfer is illustrated in Tables 5.1A (by number of bedrooms) and 5.1B (by type).  
	TABLE 5.A
:
ANALYSIS OF STOCK BY NUMBER OF 




BEDROOMS

	1 Bed 2 Person Flat
2 Bed 3 Person Flat
2 Bed 3 Person House  }
2 Bed 4 Person House  }
3 Bed 4 Person House  }
3 Bed 5 Person House  }
4 + Bed Properties
Sheltered Housing
Other
	Number of Homes
962
1,191
1,076
3,242
231
911
432


	TABLE 5.B
:
ANALYSIS OF STOCK BY TYPE


	General Needs Houses
General Needs Flats

Sheltered Properties

Other
	Number of homes

4,549
2,363
911
222
	


5.2 Stock Condition 
5.2.1 A jointly commissioned stock condition survey, carried out by Savills with a duty of care to the Council and Bron Afon, highlighted a number of points. The headline costs projections from the survey are reproduced in  Appendix III. A copy of the survey by Savills is available from Bron Afon.
5.2.2 Additionally, Curtins undertook a survey of the non-traditional properties to establish future expenditure requirements on these properties over the next 30 years. A copy of this report is available from Bron Afon. 
5.2.3
Savills were appointed to carry out a 15%, Level 1 asbestos survey as part of their wider commission. This level of survey has enabled an appropriate expenditure allowance for asbestos work to be included in the overall 30-year expenditure profile.
5.2.4
Following on from 2008/09, an updated schedule of the repairs and improvement expenditure has now been produced for 2009/10, covering 35 years, and this is shown in Appendix IV. The cost of bringing the stock up to WHQS is based on the rates used in the survey figures provided by Savills as shown in Appendix III, but the catch up expenditure has been incorporated into the first 4 years, from 2009/10 to 2012/13, so changing the profile.
6 VALUATION OF HOUSING STOCK

6.1 Basis of Valuation
6.1.1 To support the transfer a valuation of the housing stock was carried out. The Welsh Ministers lay down the valuation of housing stock, for the purpose of a housing transfer, as being its "tenanted market value". The stock should be valued as a going concern with the assumption that it will remain in the social housing rented sector.

6.1.2 Although not easy to define, the values used in successive voluntary transfers in England have been based upon the purchase of the net estimated cashflow generated by the housing stock over a period of 30 years. The Welsh Ministers have accepted this methodology.

6.1.3 The valuation involves an assessment of income from rents and other sources offset by the costs of managing and maintaining the properties over a 30-year period. The real terms cashflow is then discounted at a rate of 7% (a rate agreed with the Welsh Ministers) to arrive at the net present value.

6.1.4 The assumptions within the valuation used for the 2008/09 Business Plan were the subject of detailed negotiation between the Council, Bron Afon and the Welsh Ministers, together with their respective advisers. The negative valuation agreed was £73.31 million for 8,054 properties. This valuation excluded income from Right to Buy sales during the 30 years. The gap funding is to be provided by the Welsh Ministers in 30 annual instalments of £5.8million per annum from 2008/09 to 2047/48. 

6,2
Key Assumptions on the Valuation

6.2.1 The assumptions contained within the valuation were similar to those included within the 2008/09 Business Plan. These were determined by reference to historical data together with assessments of likely future trends, independent advice on stock condition and financial modelling of Bron Afon’s likely staff and running costs.
6.2.2 New Lettings

6.2.2.1 The number of new lettings likely to occur each year is not a key assumption within the Bron Afon business plan, as rents for transferring tenants have nearly converged with the RSL Benchmark Rent. Under current legislation, new tenancies are not subject to Right to Buy rules but will have a statutory Right to Acquire under the Housing Act 1996. The rates of new lettings are assumed to be an average of 7.28% for General Needs properties and 9.81% for Sheltered properties. 
6.2.3 Rental Income
6.2.3.1 Details of Bron Afon’s Rent Policy were discussed in Section 4 and the valuation reflects both the aim of rent convergence, and the need to charge “affordable” rents to new tenants.

6.2.3.2 The negative valuation of £73.31m is on the basis of real re-let rent growth of 1% throughout years 1 to 30 for new tenants and 1% for existing tenants from the year of convergence with the RSL rent benchmarks. 
6.2.3.3 Other Income
6.2.3.4 Garages were  transferred to Bron Afon, and a sum reflecting the current number of garages, the rent charge levied and the experience of voids has been included in the valuation. Income relating to the rental of shops and the recovery of service charges from leaseholders is also included in the valuation based on current levels of income.
6.2.4 Management and Services Costs
6.2.4.1 These are based on the existing staff structure for Bron Afon, taking into account the TUPE rights of Council employees, the actual quoted costs for services where known, other projected costs for managing the properties and its perception of future administrative and organisational expenses. Management costs, including employee costs, are assumed to rise    by 0.5% above inflation each year based on the experience that salaries which constitute a significant part of these costs, and rise faster than inflation.
6.2.5 Maintenance Costs
6.2.5.1 The costs for cyclical and day-to-day maintenance are based on the stock condition survey (SCS) carried out by Savills.
6.2.6 Catch-up and Future Planned Maintenance
6.2.6.1 The stock condition survey quantifies repair work of a major nature which is required to be carried out over the period covered by the Valuation and details on the basis of these figures is included in section 5.2. No VAT has been added for the first 15 years. The valuation is based on the assumption that Bron Afon has  set up a VAT scheme agreement with the Council to ensure that no VAT is payable on the majority of planned maintenance, catch-up repairs and improvements within the first 15 years. The Welsh Ministers have agreed to underwrite the VAT scheme.
6.2.7 Improvements
6.2.7.1 A full programme of improvements is included in the valuation based on the survey and the commitments given to tenants. This includes works on central heating, rewiring, and modernising kitchens and bathrooms.
6.3            Items not included in the Valuation
6.3.1
Some elements of income and expenditure were not included in the valuation. These are shown below;


a) 
Right to Buy Sales

A number of early large scale voluntary transfer housing organisations  experienced financial difficulties because forecast levels of Right to Buy sales included in the valuation were not realised. For that reason Right to Buy sales are excluded from the valuation.


b) 
Acquisition and Building of Additional Properties

The valuation is designed to reflect the value of properties transferring from the Council and any new properties, which Bron Afon plans to build, are thus excluded. These items are expected to be self-financing after allowance has been made for grant assistance from either the Welsh Ministers or the Council.


c)
Setting-up Costs

Bron Afon, in effecting the transfer, is incurring certain items of expenditure of a one-off nature. As there is no transfer receipt due to the negative valuation, the Welsh Ministers have agreed for these costs to be funded from the gap funding being provided to Bron Afon. The arrangements were formalised in an agreement between the two parties. 

6.3.2
A separate valuation report for funders loan security purposes was prepared by Countrywide Surveyors and they are currently carrying out a desktop exercise. The assumptions contained within the valuation are in line with those included within the Business Plan which are detailed in Section 7. The results of the valuation will be available at the end of April.

7            FINANCIAL PROJECTIONS

7.1 Introduction
7.1.1
Bron Afon has prepared a revised 35-year cash flow, updating the 2008/09 Business Plan model, running from 2009/10 to 2043/44. The detail is shown in Appendix V. Also included are an Income and Expenditure Account (Appendix VI) and a Balance Sheet (Appendix VII) for the period. The Business Plan has been extended to 35 years to take account of the loan facility agreed with the Royal Bank of Scotland and the Principality Building Society which extends to 31st March 2043.
7.2 Financial Plans
7.2.1 Performance in 2008/09
7.2.1.1 
The original Business Plan approved in 2008/09 assumed that Bron Afon would be performing at full capacity from the beginning, delivering a full maintenance and improvement programme from 1st April 2008. As such the plan assumed a deficit in year 1 of £21.76m. In reality it was not possible to deliver the full programme from the first day of transfer. Whilst Bron Afon has delivered improvements to a number of properties it has taken time to build up momentum. The capacity was not initially present in the organisation; staff needed to be recruited at all levels, but particularly in relation to the Improvements team. As a result the current projected deficit for 2008/09 currently stands at £2m, some £20m below the original plan
7.2.2 Revised Business Plan
7.2.2.1 
The revised financial plan presented is based on delivering the same level of investment as originally set out in the 2008/09 Business Plan. As expenditure in the first year has not been at the level anticipated in that plan, the revised plan includes the slippage £20m  from 2008/09 over 4 years, from 2009/10 to 2012/13, to ensure the WHQS is achieved by the target date.
7.3 Assumptions behind Financial Projections

7.3.1 Schedule of Assumptions

7.3.1.1 
Attached at Appendix VIII are details of the assumptions upon which the model is based, together with details of the initial costs that form the basis of the projections. These costs reflect the budget set by Bron Afon for 2009/10.
7.3.2 Stock Number Changes

7.3.2.1 
This business is based on an opening stock estimate of 8,045 properties but does not include any impact of Right to Buy.  
7.3.3 Inflation

7.3.2.1
In line with the original Business Plan 2008/09, an inflation percentage of 2.5% per annum has been applied throughout. In addition to this the following real increases apply to specific items:

a)
Rents, which will increase at the rate, set out in the tenants' consultation process. Hence the total rent income shown also reflects: 

i)
real rent increases of average 1% per annum until convergence with RSL Benchmark rents;
ii)
following convergence with RSL rent benchmarks, real rent increases of 1% per annum for transferring tenants in line with the Welsh Ministers’ requirements. 

iii)
initial rents for new tenants set at the level, which is the equivalent to the RSL rent benchmark and an increase of 1% per annum above inflation for years 1 to 35; 

b) Management and service costs are forecast to rise at a rate of 0.50% above inflation each year;
7.3.2.2
Annual responsive, cyclical maintenance, and major repairs and improvements expenditure is based on the SCS undertaken by Savills uplifted to current day prices, with an assumption of real repairs cost growth inflation of 1%+RPI for years 2 to 4 and RPI only from year 6 onwards. Bron Afon will continually review building cost inflation to ensure that the business plan can sustain any changes in costs above the current assumptions.

7.4 Income and Expenditure Projections
7.4.1 Income
7.4.1.1.
The main source of income available to Bron Afon is from rents. These are reflected in the financial forecasts as follows: -

a)
Rents 


In the initial few years after transfer, two levels of rent will be charged by Bron Afon dependant on whether tenancies have transferred from the Council or have commenced after the transfer date. Those tenants who transferred from the Council will have the regime of rent increases set out in the consultation process, with a rent guarantee linked to guideline rent increases across Wales until convergence. Thereafter the assumed rate of growth for rents for transferring tenants is 1% above inflation.

The rents of new tenants are based on the RSL rent benchmark issued by the Welsh Ministers. Such calculations set the starting point at which new tenants rents are levied with subsequent increases being made to cover inflation and general economic growth. The assumed rate of growth for rents for new tenants is 1% above inflation  over the life of the plan.
b)  Re-lets

Historical evidence suggests that the current average rates of new lettings across Torfaen for General Needs are 7.28% and Sheltered are 9.81% per annum.
c)  Voids and Bad Debts
Based on historical trends on voids rates that the Council experienced a rate of 3% per annum has been assumed in years 1 to 15 and then 2.50% per annum thereafter. Bron Afon has outperformed these figures with voids below 2% , but the higher rate has been assumed for prudence.
d)  Right to Buy Sales and Land Sales

No RTB sales have been included within the business plan due to volatility of the housing market and fluctuating RTB sales.
e)  Other Income

Income from other sources is included here i.e. rental income on garages and shops, miscellaneous income, service charges for leaseholders and commission derived from the collection of water rates. 
No new service charges have been introduced as a result of transfer for services that tenants received before transfer. This is to ensure that transfer itself does not result in additional charges for transferring tenants. 
f)  Gap Funding

The Welsh Ministers have agreed to provide Gap Funding to Bron Afon of £5.8m per annum to cover the negative valuation, disrepair claims and set-up costs. Bron Afon and the Welsh Ministers will keep the Gap Funding payment under review. The Gap Funding payments are only for the purposes of funding the costs set out in this business plan. If Bron Afon were to undertake additional work, for example on regeneration schemes, additional sources of funding would need to be identified.
7.4.2 Expenditure

a)
Management and Administration costs 
Bron Afon’s management and administration costs are based on the 2009/10 budget, and reflect the staffing structure and running costs Bron Afon estimates are required to deliver effective, high quality services to tenants. Included in these costs are those of the Community Involvement and Investment Team and the costs of membership involvement and input into the running of Bron Afon as a Community Mutual.
It has been assumed that these costs are 100% fixed and do not vary as stock numbers change. 

Bron Afon continually reviews its management structures to ensure tenants receive value for money in the service that they receive.


b)
Repairs, Maintenance and Improvements

The Stock Condition survey prepared by Savills and the specialist non-traditional property survey carried out by Curtins have been used as the basis for figures in the cashflow. The survey was drafted so that WHQS would be achieved by 2012. Whilst the work schedule has been reprofiled, the plan is still to achieve the same level of work by 2012 at the same level of expenditure. Because of the time taken to gear up to deliver the work, the plan has been adjusted from the 2008/09 Business Plan to allow for  work that slipped in 2008/09 to be carried out over the remaining four years so that the WHQS is achieved by 2012.

The work is being carried out in part by Bron Afon’s direct works team, and in part by external contractors. By bringing forward work for external contractors it is possible to achieve the full level of spend on WHQS by 2012/13.

c)
Loan Charges (Interest and Repayment)

The financial forecasts detail the loans required and include provision for principal and interest repayments under the loan finance package.

Bron Afon has arranged a loan facility of £135m with a funders’ syndicate comprising the Royal Bank of Scotland (RBS), the Principality Building Society and the European Investment Bank (EIB). The package included entering into a series of forward fixes for each year up to 2013, for a total of £60m. These have been incorporated into the Business Plan financial forecast. 

The element of the loan facility with the EIB is to last to 2038 whilst the remaining tranches, with RBS and the Principality, run to 2043. For the purposes of this Business Plan it has been assumed that all loans will paid off by the 31st March 2041 i.e. Year 32 of the plan.

The interest rate in respect of variable rate loans has been retained at 6.5%, the same level as the 2008/09 Business Plan, which are as follows:

d) Taxation
 Value Added Tax has been included within the various items of cost as Bron Afon is liable to VAT, other than maintenance to be included within a VAT scheme. A VAT savings scheme was agreed between Bron Afon and the Council, and approved by HMRC. Under this arrangement Bron Afon will be able to recover the VAT on some elements of its expenditure where this relates to catch-up, planned maintenance and improvements in the first 15 years after transfer. Under this arrangement, running alongside the sale contract relating to the housing stock, the Council entered into a development agreement with Bron Afon, under which Bron Afon will supply the works to the Council that are necessary to fulfil its obligations under the sale contract. 

7.4.3 Bron Afon will continually review the assumptions on which the business plan is based.

7.5 Designated Reserves
7.5.1 The Business Plan does not assume any Right to Buy Sales and therefore any such income lies outside the agreed plan. Similarly, interest receivable was not included in the original plan. As such, neither are included in the calculation of the covenants.
7.5.2 In reality Bron Afon sold eight properties through RTB in 2008/09, generating c.£669K in net income and earned c.£261K in interest receivable, giving £930K.
7.5.3 These proceeds are not assumed in any financial projections and not included within the annual budget spend. Bron Afon intends to use some or all of these proceeds together with any other proceeds incidentally arising from these sources during 2009-10 onwards on enhancing our capital assets through one or more of the following kinds of projects.  None of these projects will proceed without a full risk assessment by the Board:
· Development of new build housing for rent or shared ownership
· Purchase of land, interests in land or other property for the purpose of building, renting or leasing immediately or at a later time
· Works to property owned by Bron Afon to improve that property to a higher standard than the Welsh Housing Quality Standard
· Bringing forward works planned for later in the Plan period and using the proceeds to cover the additional interest incurred.
7.5.4 For Business Planning purposes it has been assumed that the £930K and any similar sums generated in 2009/10 are spent in 2009/10. This reduces the cash balance. This means that the £930K is not available in the model to be used to pay for expenditure within the Business Plan.  This, in turn, means that loan finance has to be used instead, so that the correct level of borrowing required to fund the programme is shown. 
7.6 Loan Funding
7.6.1 Total Loan Funding Requirement
7.6.1.1 The funding requirement to transfer the stock, manage it, carry out the programme of repairs and improvements on the basis of the assumptions made within this Business Plan is just under £107.5 million. 
7.6.1.2 The funding profile is shown in Appendix IX. The model indicates that the debt peaks at the end of year 9 at £107.5 million and repays in year 32. This is on the basis that Year 1 is 2009/10. The facilities in place with RBS and the Principality are up to 31st March 2043, and with EIB up to 31st March 2038. However whilst the repayment profile matches the agreed facilities with EIB, the RBS and Principality loans are assumed to be paid off by 31st March 2041, giving some headroom in the Plan. A sensitivity analysis showing the impact on the funding requirements of changes in key assumptions is included below.
7.7
Sensitivity Analysis
7.7.1 A critical part of any Business Plan is sensitivity testing. That is, testing the effect of different assumptions on the Business Plan. The main purpose of such testing is to establish how much margin of safety exists in the plan overall. It also serves to highlight the areas of greatest risk, to enable management effort to be directed to these, where they are controllable, or to at least ensure that they are carefully monitored where they are not. 

7.7.2 The table below shows the results of key sensitivity testing on Bron Afon’s Business Plan. 

	TABLE 7.A : SENSITIVITY ANALYSIS

	Sensitivity
	Peak Debt Amount £m
	Yr
	Year of Repay-ment
	Outstanding amount at Year 35 (£m)

	 
	 
	 
	 
	 

	Main Plan 
	£107.46
	9
	32
	 

	Inflation plus 1%
	£114.55
	19
	32
	 

	Inflation less 1%
	£104.88
	9
	32
	 

	Voids plus 1%
	£121.90
	19
	32
	 

	Voids plus 2%
	£135.75
	19
	34
	 

	SCS minus 5%
	£88.22
	9
	32
	 

	LIBOR plus 1%
	£122.71
	19
	32
	

	LIBOR minus 1%
	£104.80
	9
	34
	 

	Voids = 4%, Bad Debt = 2%
	£150.98
	19
	
	           £50.07

	Voids = 4%, Bad Debt = 3%
	£164.78
	19
	 
	£110.10

	Build Costs 2% above RPI
	Doesn't Peak
	 
	 
	£767.07

	RPI and Maintenance increase nil for 

        2010-11 & 2011-12

RPI = – 1%  20010/11only
RPI = – 2%  20010/11only
	£97.02

£96.89
£94.37
	9
9

9
	32
32
32     
	 


NB: Sensitivities are not cumulative. Where the Year of Repayment is 34, this is because this is when the loans arranged extend to. If they are not repaid by year 34 then the outstanding amount is shown as at 35 years, i.e. at the end of the plan.
7.8 Loan Covenants
7.8.1 The covenants were drafted on the basis of the original Business Plan. Whilst there is no additional spend in the revised plan, there has been a change in the profile of that spend. The revised Business Plan therefore requires a revision to the loan covenants to reflect the amended cash flow profile. This is because whilst we have in place a cumulative deficit covenant for two years, which would enable the catch up to be carried out over two years, the revised plan is seeking to carry out the catch up over 4 years. The revised profile is as follows:
	TABLE 7.B :  REVISED PROFILE

	Year 
	Business Plan Total Cumulative Operating Deficit (£000)

	2009/10
	            £26,268

	2010/11
	            £52,654

	2011/12
	            £77,557

	2012/13
	          £103,336


7.8.2 The performance of the revised financial forecast against the loan covenants as set against the 2008/09 Business Plan is shown in detail in the table below. The table includes all covenants in the facility agreement, which applied in 2008/09, therefore Year 1 in this table is 2008/09.

7.8.3 The plan is to spend the £20m catch up over Years 2 to 5 which means that the current Annual Cashflow Deficit covenant is met – the additional spend pushes the deficit above the current covenant for those years. The Maximum Cumulative Cashflow Deficit covenant is easily met. Within the first three years, but needs to be extended to five years.
7.8.4 In Years 28-30 the Net Operating Cashflow to Total Funding Costs covenant is breached. The original covenant had been calculated on the basis that the loans were fully paid by 2037/38 so there were no funding costs at this point. The proposed Business Plan is now based over 35 years reflecting the actual life of the loans agreed with RBS and the Principality Building Society and therefore there will be some funding costs incurred at the end of the 30 years.
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8 Conclusions 

8.1 One year after transfer, this Business Plan provides a robust basis for Bron Afon to achieve its mission, and deliver the commitments made to the tenants during the transfer process.
8.2 It has been amended from the initial Business Plan produced in preparation for transfer. It reflects the changed structures Bron Afon has introduced since March 2008 and the changing pattern of works required to meet WHQS in 2012. It has built in the £20m expenditure underspend in 2008/09 into the following 4 years, from 2009/10 to 2012/13, giving rise to a new spending profile enabling us to manage the works in a way that ensures quality and reduces risk. There is no additional expenditure built into the plan compared with the 2008/09 Plan.
8.3 Progress in the first year with our Community Investment work and the close partnership with the Council over their plans for Private Sector Housing Renewal mean that the Board is now minded to pursue the possibility of establishing a charitable subsidiary arm to facilitate Bron Afon’s ability to attract charitable funds, and a non charitable subsidiary to enable Bron Afon to deliver work to the Council in renewal areas which involve Bron Afon’s stock and land. Such an arrangement would be more tax efficient than a single body.
8.4 This plan is seen as a useful management tool for Bron Afon and its Board who will measure progress against the Business Plan, including sensitivity analysis, which should be reviewed and updated on a regular basis.
Appendix I

Board Background and Experience

Note:   Three of the tenant Board members were elected at a ballot of all tenants held in June 2006 and one was elected in  2007. 

Tamsin Stirling is an independent Board member and is Chair of the Board.  She is an independent housing consultant working mainly in Wales focusing on research, policy, strategy development and information and has extensive knowledge of the housing policy agenda.  She is the editor of Welsh Housing Quarterly, a housing and regeneration magazine published by Cardiff University.  In a voluntary capacity she was Chair of Rhondda Housing Association between 1998 and 2003 and is currently a Board member of Llamau Limited, which provides services to young people and women at risk of homelessness in South East Wales.    

Peter Hayes is a tenant Board member and Vice Chair of the Board.  He has lived in Torfaen all his life and worked in a wide range of industries before a series of strokes ended his full-time employment.  He has a long history of voluntary and community work including as governor for his local secondary school, a committee member of the local regeneration project and a volunteer for the Citizens Advice Bureau.  He has been an active campaigner for tenants’ rights for many years and has made a substantial contribution to the Torfaen Tenants Compact.

Mike Dymond is an independent Board member.  He trained as a Chartered Accountant and worked for two Newport firms undertaking accountancy and audit assignments for a wide spectrum of clients before specialising in the Housing Association sector.  He joined Cadwyn Housing Association as an employee in 1993 and is now the Director of Finance and ICT.  He is chair of Community Housing Cymru’s (formerly the Welsh Federation of Housing Associations) Finance Forum and Treasurer of Homestart, Ely.

Sue Humphreys is an independent Board member. She is a Fellow of the Association of Chartered Certified Accountants and audited registered social landlords for more than six years including several stock transfer organisations. She is currently a Risk Assurance Manager in Higher Education and has a wide experience of corporate governance.

Chris Thomas is a retired local government officer now working part-time for a firm of social research consultants.  He qualified in town planning then moved to a career in housing and worked for Newport Council. During his time there he held posts as Head of Housing and Property Maintenance and Head of Housing Strategy.   He was a part-time tutor for the Workers Educational Association and a committee member of the Housing Rights Project focusing on housing co-operatives.

Noreen Bowen is a tenant Board member.  She was born in Torfaen and has lived in the Borough all her life.  As a mature student she studied at the University of Wales, Newport, where she obtained a degree in Business and Law.  She was a volunteer at the Torfaen Citizen’s Advice Bureau for five years before going on to become a full-time employee specialising in Homelessness and Debt Management.
Sian Tulloch is a tenant Board member.  She has lived in the Borough for more than twenty years.  She is a retired child psychologist with qualifications in business management and counselling.   She is a community councillor in Cwmbran, Secretary of Cwmbran 50 plus Forum and also actively involved in the Gwent NHS.

Jeff Williams is a tenant Board member. Jeff worked in the engineering industry and was a mature student at Coleg Harlech in North Wales.   He has lived in Torfaen for more than thirty years.  He is a school governor and community councillor and an active member of his local church.

Mary Barnett is a council Board member and has lived most of her life in Torfaen. She has been a councillor for 12 years.  After graduating from Cardiff University she became a qualified teacher and devoted her professional life to education.  She represents Torfaen on the Court of the University of Wales and is a school governor.  Prior to retiring recently, she was Pontypool Chair of the National Association of  Teachers in Further and Higher Education and Chair of the NATFHE Co-ordinating Committee of Coleg Gwent responsible for representing the interests of thousands of staff.  In addition to her many other community interests, Mary was a founder member of Torfaen Women’s’ Aid, is a Board member of Communities First in Thornhill and is a member of the Torfaen Local Health Board.
Sarah Richards M.B.E is a council Board member.  She is retired and worked in the insurance and accountancy sector spending 24 years as an office manager for a firm of insurance brokers.  She has lived in Torfaen all her life.   She has been a councillor for many years and is involved in a variety of voluntary activities including vice chair of Age Concern Torfaen and a school governor.  She received the MBE in 2004 for services to the community.
Stuart Evans is a council Board member. He works for BAE Systems in Glascoed where he has been employed for  32 years. He has been a councillor since 1999 and was a member of Torfaen Council’s Housing and Community Scrutiny Committee for several years.
Jeff Rees is a Council Board member. He was elected in 2008 and is the  Plaid Cymru Group Leader on Torfaen CBC. He belongs to a number of Council committees including the Children and Young People Overview and Scrutiny, Ethics and Standards Committee, and  the Housing, Planning and Community Safety Committee. He has particular involvement in both Housing and Education, and in addition to being a board member at Bron Afon he is also a member of the Primary and Secondary Joint Committee and the South East Wales Education Forum.

Appendix II
Map of the Torfaen Locality

Map Showing the County of Torfaen
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Map Showing Torfaen within Wales
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Appendix III
Stock Condition Survey Report

[image: image4.emf]Element Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Totals

Work required to meet the WHQS

£94,519,800 £30,610,755 £31,981,510 £49,544,955 £23,356,335 £41,251,610

£271,264,965

Improvements

£11,356,500 £0 £0 £121,950 £0 £69,250

£11,547,700

Contingency @ 3%

£3,176,289 £918,323 £959,445 £1,490,007 £700,690 £1,239,626

£8,484,380

Responsive / Void Maintenance

£17,751,786 £15,459,375 £15,459,375 £15,459,375 £15,459,375 £15,459,375

£95,048,661

Cyclical Maintenance

£12,699,684 £7,214,375 £7,214,375 £7,214,375 £7,214,375 £7,214,375

£48,771,559

Related Assets

£2,061,250 £2,061,250 £2,061,250 £2,061,250 £2,061,250 £2,061,250

£12,367,500

Non traditional properties

£1,401,000 £14,438,750 £12,551,400 £84,000 £0 £0

£28,475,150

Asbestos Removal

£3,091,875 £3,091,875 £0 £0 £0 £0

£6,183,750

Environmental Improvements

£8,245,000 £8,245,000 £0 £0 £0 £0

£16,490,000

Grand Total £154,303,184 £82,039,703 £70,227,355 £75,975,912 £48,792,025 £67,295,486 £498,633,665

Total per annum £30,860,637 £16,407,941 £14,045,471 £15,195,182 £9,758,405 £13,459,097 £16,621,122

£60,477

All costs are exclusive of Professional Fees, VAT, management and administration costs and are based on today's prices. Costs are inclusive of preliminaries.

Grand Total

Total Cost per property of the thirty years 



Appendix IV

Reprofiled Planned Repairs and Improvements Expenditure
	Grand Total

	
	
	
	
	
	
	
	
	
	
	
	
	

	Element
	Year 1
	Year 2
	Year 3
	Year 4
	Years 5 - 9
	Years 10 - 14
	Years 15 - 19
	Years 20 - 24
	Years 25 - 29
	Years 30-35
	
	Totals

	
	
	
	
	
	
	
	
	
	
	
	
	

	Work required to meet the WHQS
	£22,889,760
	£24,339,795
	£19,006,310
	£19,006,310
	£30,610,755
	£31,981,510
	£49,544,955
	£23,356,335
	£41,251,610
	£48,705,615
	
	£310,692,956

	Catch up
	£4,580,199
	£5,861,706
	£4,398,750
	£4,398,750
	£0
	£0
	£0
	£0
	£0
	£0
	
	£19,239,405

	Improvements
	£0
	£0
	£0
	£0
	£0
	£0
	£121,950
	£0
	£69,250
	£0
	
	£191,200

	Contingency @ 3%
	£657,492
	£657,492
	£657,492
	£657,492
	£918,323
	£959,445
	£1,490,007
	£700,690
	£1,239,626
	£1,461,168
	
	£9,399,226

	Responsive / Void Maintenance
	£3,674,620
	£3,674,620
	£3,674,620
	£3,674,620
	£15,459,375
	£15,459,375
	£15,459,375
	£15,459,375
	£15,459,375
	£15,459,375
	
	£107,454,729

	Cyclical Maintenance
	£2,628,835
	£2,628,835
	£2,628,835
	£2,628,835
	£7,214,375
	£7,214,375
	£7,214,375
	£7,214,375
	£7,214,375
	£7,214,375
	
	£53,801,588

	Related Assets
	£0
	£0
	£1,066,697
	£1,066,697
	£2,061,250
	£2,061,250
	£2,061,250
	£2,061,250
	£2,061,250
	£2,061,250
	
	£14,500,894

	Non traditional properties
	£1,450,035
	£0
	£0
	£0
	£15,158,750
	£12,551,400
	£84,000
	£0
	£0
	£0
	
	£29,244,185

	Asbestos Removal
	£640,018
	£640,018
	£640,018
	£640,018
	£3,091,875
	£0
	£0
	£0
	£0
	£0
	
	£5,651,948

	Environmental Improvements
	£0
	£0
	£4,266,788
	£4,266,788
	£8,245,000
	£0
	£0
	£0
	£0
	£0
	
	£16,778,575

	Physical Adaptations
	£1,035,000
	£1,035,000
	£1,035,000
	£1,035,000
	£5,000,000
	£5,000,000
	£5,000,000
	£5,000,000
	£5,000,000
	£5,000,000
	
	£34,140,000

	
	
	
	
	
	
	
	
	
	
	
	
	

	Grand Total
	£37,555,958
	£38,837,465
	£37,374,509
	£37,374,509
	£87,759,703
	£75,227,355
	£80,975,912
	£53,792,025
	£72,295,486
	£79,901,783
	
	£601,094,705

	Total per annum
	£37,555,958
	£38,837,465
	£37,374,509
	£37,374,509
	£17,551,941
	£15,045,471
	£16,195,182
	£10,758,405
	£14,459,097
	£15,980,357
	
	£20,036,490


Appendix V

35 Year Cashflows

	 
	 
	OPERATING SURPLUS/(DEFICIT)
	OTHER INCOME/(EXPENDITURE)
	 
	 

	Year No.
	Year End
	Net Rental Income
	Other Income
	Total Income
	Management Costs
	Routine Maintenance
	Planned Maintenance
	Improvements
	Catch Up Repairs
	Total Expend
	Total Operating Surplus/ (Deficit)
	Gap Funding
	Designated Reserve
	Interest Payable
	Interest Rec
	Total Other  Income/ (Exp)
	Net Surplus/ (Deficit)

	 
	 
	£000's  
	£000's  
	 
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  
	£000's  

	1
	2010
	28,324
	1,656
	29,981
	-14,908
	-4,048
	-2,896
	-28,777
	-3,621
	-54,249
	-24,268
	5,800
	-930
	-806
	41
	4,106
	-20,163

	2
	2011
	29,330
	1,706
	31,036
	-15,269
	-4,189
	-2,997
	-30,143
	-4,823
	-57,422
	-26,385
	5,800
	0
	-1,932
	17
	3,885
	-22,500

	3
	2012
	30,450
	1,757
	32,207
	-15,104
	-4,336
	-3,102
	-30,949
	-3,619
	-57,111
	-24,904
	5,800
	0
	-3,191
	2
	2,611
	-22,293

	4
	2013
	31,446
	1,810
	33,256
	-15,557
	-4,488
	-3,211
	-32,033
	-3,746
	-59,034
	-25,778
	5,800
	0
	-4,594
	2
	1,208
	-24,570

	5
	2014
	32,558
	1,864
	34,422
	-16,024
	-4,006
	-1,869
	-15,948
	0
	-37,847
	-3,425
	5,800
	0
	-5,351
	3
	452
	-2,973

	6
	2015
	33,708
	1,920
	35,628
	-16,505
	-4,106
	-1,916
	-16,346
	0
	-38,873
	-3,245
	5,800
	0
	-5,529
	3
	274
	-2,971

	7
	2016
	34,989
	1,978
	36,967
	-17,000
	-4,209
	-1,964
	-16,755
	0
	-39,928
	-2,961
	5,800
	0
	-5,727
	3
	76
	-2,885

	8
	2017
	36,128
	2,037
	38,165
	-17,510
	-4,314
	-2,013
	-17,174
	0
	-41,011
	-2,846
	5,800
	0
	-5,919
	3
	-116
	-2,962

	9
	2018
	37,400
	2,098
	39,498
	-18,035
	-4,422
	-2,063
	-17,603
	0
	-42,124
	-2,626
	5,800
	0
	-6,116
	3
	-312
	-2,938

	10
	2019
	38,716
	2,161
	40,877
	-18,576
	-4,532
	-2,115
	-14,493
	0
	-39,717
	1,160
	5,800
	0
	-6,267
	2
	-465
	696

	11
	2020
	40,182
	2,226
	42,408
	-19,134
	-4,646
	-2,168
	-14,855
	0
	-40,802
	1,605
	5,800
	0
	-6,212
	2
	-409
	1,196

	12
	2021
	41,485
	2,293
	43,777
	-19,708
	-4,762
	-2,222
	-15,227
	0
	-41,918
	1,859
	5,800
	0
	-6,185
	2
	-383
	1,476

	13
	2022
	42,941
	2,361
	45,302
	-20,299
	-4,881
	-2,278
	-15,607
	0
	-43,065
	2,238
	5,800
	0
	-6,074
	2
	-272
	1,966

	14
	2023
	44,447
	2,432
	46,880
	-20,908
	-5,003
	-2,335
	-15,998
	0
	-44,243
	2,637
	5,800
	0
	-5,925
	3
	-123
	2,514

	15
	2024
	46,352
	2,505
	48,858
	-21,535
	-5,128
	-2,393
	-21,372
	0
	-50,428
	-1,570
	5,800
	0
	-5,891
	4
	-87
	-1,657

	16
	2025
	47,851
	2,580
	50,432
	-22,181
	-5,256
	-2,453
	-21,906
	0
	-51,796
	-1,365
	5,800
	0
	-5,993
	3
	-190
	-1,555

	17
	2026
	49,527
	2,658
	52,185
	-22,846
	-5,388
	-2,514
	-22,454
	0
	-53,202
	-1,017
	5,800
	0
	-6,091
	3
	-288
	-1,305

	18
	2027
	51,261
	2,738
	53,999
	-23,532
	-5,522
	-2,577
	-23,015
	0
	-54,646
	-648
	5,800
	0
	-6,171
	4
	-368
	-1,016

	19
	2028
	53,194
	2,820
	56,014
	-24,238
	-5,660
	-2,641
	-23,591
	0
	-56,130
	-117
	5,800
	0
	-6,226
	3
	-424
	-540

	20
	2029
	54,911
	2,904
	57,815
	-24,965
	-5,802
	-2,707
	-12,924
	0
	-46,398
	11,417
	5,800
	0
	-5,923
	2
	-121
	11,296

	21
	2030
	56,831
	2,991
	59,822
	-25,714
	-5,947
	-2,775
	-13,247
	0
	-47,683
	12,139
	5,800
	0
	-5,111
	2
	691
	12,830

	22
	2031
	58,817
	3,081
	61,898
	-26,485
	-6,096
	-2,845
	-13,578
	0
	-49,003
	12,895
	5,800
	0
	-4,204
	2
	1,598
	14,493

	23
	2032
	61,032
	3,174
	64,206
	-27,280
	-6,248
	-2,916
	-13,917
	0
	-50,361
	13,845
	5,800
	0
	-3,349
	47
	2,498
	16,343

	24
	2033
	62,999
	3,269
	66,268
	-28,098
	-6,404
	-2,989
	-14,265
	0
	-51,756
	14,511
	5,800
	0
	-3,059
	285
	3,027
	17,538

	25
	2034
	65,199
	3,367
	68,566
	-28,941
	-6,564
	-3,063
	-23,291
	0
	-61,860
	6,706
	5,800
	0
	-2,753
	453
	3,500
	10,207

	26
	2035
	67,475
	3,468
	70,943
	-29,809
	-6,728
	-3,140
	-23,873
	0
	-63,551
	7,392
	5,800
	0
	-2,382
	526
	3,944
	11,336

	27
	2036
	70,014
	3,572
	73,586
	-30,704
	-6,897
	-3,218
	-24,470
	0
	-65,289
	8,298
	5,800
	0
	-1,990
	614
	4,424
	12,722

	28
	2037
	72,268
	3,679
	75,947
	-31,625
	-7,069
	-3,299
	-25,082
	0
	-67,074
	8,873
	5,800
	0
	-1,576
	723
	4,946
	13,819

	29
	2038
	74,789
	3,789
	78,579
	-32,574
	-7,246
	-3,381
	-25,709
	0
	-68,909
	9,670
	5,800
	0
	-1,139
	846
	5,506
	15,176

	30
	2039
	77,399
	3,903
	81,302
	-33,551
	-7,427
	-3,466
	-26,352
	0
	-70,795
	10,507
	0
	0
	-771
	971
	200
	10,707

	31
	2040
	80,309
	4,020
	84,329
	-34,557
	-7,612
	-3,552
	-27,010
	0
	-72,732
	11,597
	0
	0
	-482
	1,096
	614
	12,211

	32
	2041
	82,892
	4,141
	87,033
	-35,594
	-7,803
	-3,641
	-27,686
	0
	-74,724
	12,309
	0
	0
	-174
	1,246
	1,072
	13,381

	33
	2042
	85,783
	4,265
	90,048
	-36,662
	-7,998
	-3,732
	-28,378
	0
	-76,770
	13,278
	0
	0
	0
	1,466
	1,466
	14,744

	34
	2043
	88,774
	4,393
	93,167
	-37,762
	-8,198
	-3,826
	-29,087
	0
	-78,872
	14,295
	0
	0
	0
	1,773
	1,773
	16,068

	35
	2044
	92,111
	4,525
	96,635
	-38,894
	-8,403
	-3,921
	-29,814
	0
	-81,033
	15,603
	0
	0
	0
	2,108
	2,108
	17,711
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Appendix VI
Income and Expenditure Account

	 
	Year 1
	Year 2
	Year 3
	Year 4
	Year 5

	 
	2009/10
	2010/11
	2011/12
	2012/13
	2013/14

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	27,833
	28,829
	29,940
	30,924
	32,026

	   Service Charge Income
	1,423
	1,466
	1,510
	1,555
	1,602

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	29,256
	30,294
	31,450
	32,479
	33,627

	   Less Voids
	-693
	-718
	-745
	-770
	-797

	 
	 
	 
	 
	 
	 

	Net Rental Income
	28,563
	29,577
	30,705
	31,709
	32,830

	   Other Income
	1,557
	1,603
	1,651
	1,701
	1,752

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	30,119
	31,180
	32,356
	33,410
	34,582

	
	 
	 
	 
	 
	 

	Management Costs
	6,062
	6,229
	6,359
	6,303
	6,485

	Routine Maintenance
	6,663
	6,883
	7,111
	7,346
	6,949

	Planned Maintenance
	5,511
	5,691
	5,877
	6,068
	4,813

	Major Repairs
	12,081
	12,849
	16,582
	17,148
	10,085

	Bad Debts
	139
	144
	149
	154
	159

	Depreciation Of Housing Properties
	1,404
	2,982
	4,495
	5,912
	6,822

	Other Costs
	614
	632
	651
	671
	691

	Total Operating Costs
	32,473
	35,410
	41,223
	43,601
	36,005

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	-2,354
	-4,230
	-8,867
	-10,191
	-1,423

	
	
	
	
	
	

	Interest Collected
	41
	17
	2
	2
	3

	Interest Payable
	-858
	-1,984
	-3,243
	-4,646
	-5,403

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	-3,171
	-6,197
	-12,108
	-14,835
	-6,824

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	-3,171
	-6,197
	-12,108
	-14,835
	-6,824

	
	
	
	
	
	

	Designated Reserves Transfer
	930
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	-2,241
	-6,197
	-12,108
	-14,835
	-6,824


	 
	Year 6
	Year 7
	Year 8
	Year 9
	Year 10

	 
	2014/15
	2015/16
	2016/17
	2017/18
	2018/19

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	33,165
	34,438
	35,563
	36,824
	38,128

	   Service Charge Income
	1,650
	1,699
	1,750
	1,803
	1,857

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	34,815
	36,137
	37,313
	38,626
	39,985

	   Less Voids
	-826
	-857
	-885
	-917
	-949

	 
	 
	 
	 
	 
	 

	Net Rental Income
	33,989
	35,280
	36,427
	37,710
	39,036

	   Other Income
	1,804
	1,859
	1,914
	1,972
	2,031

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	35,794
	37,138
	38,342
	39,681
	41,067

	
	 
	 
	 
	 
	 

	Management Costs
	6,648
	6,732
	6,932
	7,126
	7,315

	Routine Maintenance
	7,138
	7,332
	7,530
	7,735
	7,945

	Planned Maintenance
	4,948
	5,087
	5,230
	5,376
	5,527

	Major Repairs
	10,352
	10,626
	10,908
	11,197
	8,191

	Bad Debts
	165
	171
	177
	183
	190

	Depreciation Of Housing Properties
	7,292
	7,774
	8,269
	8,775
	9,299

	Other Costs
	712
	733
	755
	778
	801

	Total Operating Costs
	37,255
	38,456
	39,800
	41,170
	39,268

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	-1,462
	-1,318
	-1,459
	-1,489
	1,799

	
	
	
	
	
	

	Interest Collected
	3
	3
	3
	3
	2

	Interest Payable
	-5,581
	-5,779
	-5,971
	-6,168
	-6,319

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	-7,040
	-7,094
	-7,427
	-7,653
	-4,518

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	-7,040
	-7,094
	-7,427
	-7,653
	-4,518

	
	
	
	
	
	

	Designated Reserves Transfer
	0
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	-7,040
	-7,094
	-7,427
	-7,653
	-4,518


	 
	Year 11
	Year 12
	Year 13
	Year 14
	Year 15

	 
	2019/20
	2020/21
	2021/22
	2022/23
	2023/24

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	39,586
	40,874
	42,318
	43,813
	45,483

	   Service Charge Income
	1,912
	1,970
	2,029
	2,090
	2,152

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	41,498
	42,844
	44,347
	45,902
	47,636

	   Less Voids
	-985
	-1,017
	-1,053
	-1,091
	-906

	 
	 
	 
	 
	 
	 

	Net Rental Income
	40,513
	41,826
	43,294
	44,812
	46,730

	   Other Income
	2,092
	2,155
	2,219
	2,286
	2,354

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	42,605
	43,981
	45,513
	47,098
	49,084

	
	 
	 
	 
	 
	 

	Management Costs
	7,528
	7,752
	7,984
	8,222
	8,467

	Routine Maintenance
	8,160
	8,382
	8,610
	8,844
	9,084

	Planned Maintenance
	5,683
	5,842
	6,006
	6,175
	6,349

	Major Repairs
	8,413
	8,642
	8,876
	9,117
	10,817

	Bad Debts
	197
	203
	211
	218
	226

	Depreciation Of Housing Properties
	9,840
	10,370
	10,361
	10,943
	11,741

	Other Costs
	825
	850
	875
	902
	929

	Total Operating Costs
	40,646
	42,041
	42,923
	44,421
	47,612

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	1,959
	1,939
	2,590
	2,677
	1,472

	
	
	
	
	
	

	Interest Collected
	2
	2
	2
	3
	4

	Interest Payable
	-6,264
	-6,237
	-6,126
	-5,977
	-5,943

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	-4,303
	-4,296
	-3,534
	-3,298
	-4,467

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	-4,303
	-4,296
	-3,534
	-3,298
	-4,467

	
	
	
	
	
	

	Designated Reserves Transfer
	0
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	-4,303
	-4,296
	-3,534
	-3,298
	-4,467


	 
	Year 16
	Year 17
	Year 18
	Year 19
	Year 20

	 
	2024/25
	2025/26
	2026/27
	2027/28
	2028/29

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	46,959
	48,614
	50,327
	52,242
	53,933

	   Service Charge Income
	2,217
	2,283
	2,352
	2,423
	2,495

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	49,176
	50,897
	52,679
	54,664
	56,428

	   Less Voids
	-935
	-968
	-1,002
	-1,040
	-1,074

	 
	 
	 
	 
	 
	 

	Net Rental Income
	48,241
	49,929
	51,677
	53,624
	55,354

	   Other Income
	2,425
	2,498
	2,573
	2,650
	2,729

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	50,666
	52,427
	54,249
	56,274
	58,083

	
	 
	 
	 
	 
	 

	Management Costs
	8,719
	8,980
	9,248
	9,524
	9,774

	Routine Maintenance
	9,331
	9,584
	9,845
	10,113
	10,388

	Planned Maintenance
	6,527
	6,711
	6,900
	7,094
	7,293

	Major Repairs
	11,108
	11,407
	11,713
	12,028
	9,538

	Bad Debts
	234
	242
	251
	260
	268

	Depreciation Of Housing Properties
	11,935
	11,379
	10,899
	10,546
	10,456

	Other Costs
	957
	985
	1,015
	1,045
	1,077

	Total Operating Costs
	48,811
	49,288
	49,870
	50,610
	48,794

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	1,855
	3,139
	4,380
	5,664
	9,289

	
	
	
	
	
	

	Interest Collected
	3
	3
	4
	3
	2

	Interest Payable
	-6,045
	-6,143
	-6,223
	-6,279
	-5,975

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	-4,187
	-3,001
	-1,840
	-612
	3,316

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	-4,187
	-3,001
	-1,840
	-612
	3,316

	
	
	
	
	
	

	Designated Reserves Transfer
	0
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	-4,187
	-3,001
	-1,840
	-612
	3,316

	
	
	
	
	
	

	 
	Year 21
	Year 22
	Year 23
	Year 24
	Year 25

	 
	2029/30
	2030/31
	2031/32
	2032/33
	2033/34

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	55,830
	57,794
	59,990
	61,929
	64,105

	   Service Charge Income
	2,570
	2,647
	2,727
	2,808
	2,893

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	58,400
	60,441
	62,716
	64,737
	66,997

	   Less Voids
	-1,112
	-1,151
	-1,195
	-1,233
	-1,277

	 
	 
	 
	 
	 
	 

	Net Rental Income
	57,289
	59,290
	61,522
	63,504
	65,721

	   Other Income
	2,811
	2,896
	2,982
	3,072
	3,164

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	60,100
	62,186
	64,504
	66,576
	68,885

	
	 
	 
	 
	 
	 

	Management Costs
	10,054
	10,355
	10,666
	10,986
	11,315

	Routine Maintenance
	10,670
	10,961
	11,259
	11,566
	11,881

	Planned Maintenance
	7,499
	7,710
	7,927
	8,150
	8,380

	Major Repairs
	9,800
	10,069
	10,346
	10,630
	13,090

	Bad Debts
	278
	288
	299
	308
	319

	Depreciation Of Housing Properties
	10,590
	10,727
	10,868
	11,012
	11,384

	Other Costs
	1,109
	1,142
	1,176
	1,212
	1,248

	Total Operating Costs
	49,999
	51,252
	52,541
	53,864
	57,617

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	10,101
	10,934
	11,964
	12,712
	11,268

	
	
	
	
	
	

	Interest Collected
	2
	2
	47
	285
	453

	Interest Payable
	-5,163
	-4,257
	-3,401
	-3,111
	-2,805

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	4,940
	6,679
	8,610
	9,887
	8,917

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	4,940
	6,679
	8,610
	9,887
	8,917

	
	
	
	
	
	

	Designated Reserves Transfer
	0
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	4,940
	6,679
	8,610
	9,887
	8,917


	 
	Year 26
	Year 27
	Year 28
	Year 29
	Year 30

	 
	2034/35
	2035/36
	2036/37
	2037/38
	2038/39

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	66,356
	68,875
	71,098
	73,594
	76,177

	   Service Charge Income
	2,979
	3,069
	3,161
	3,256
	3,353

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	69,336
	71,944
	74,259
	76,850
	79,530

	   Less Voids
	-1,321
	-1,372
	-1,416
	-1,465
	-1,517

	 
	 
	 
	 
	 
	 

	Net Rental Income
	68,014
	70,572
	72,843
	75,384
	78,013

	   Other Income
	3,259
	3,357
	3,458
	3,561
	3,668

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	71,274
	73,929
	76,301
	78,945
	81,681

	
	 
	 
	 
	 
	 

	Management Costs
	11,655
	12,004
	12,365
	12,736
	13,118

	Routine Maintenance
	12,204
	12,537
	12,878
	13,229
	13,590

	Planned Maintenance
	8,616
	8,858
	9,108
	9,365
	9,629

	Major Repairs
	13,445
	13,809
	14,183
	14,568
	14,963

	Bad Debts
	330
	343
	354
	366
	379

	Depreciation Of Housing Properties
	11,955
	12,540
	13,140
	13,755
	14,151

	Other Costs
	1,286
	1,324
	1,364
	1,405
	1,447

	Total Operating Costs
	59,490
	61,416
	63,392
	65,423
	67,277

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	11,784
	12,513
	12,909
	13,522
	14,404

	
	
	
	
	
	

	Interest Collected
	526
	614
	723
	846
	971

	Interest Payable
	-2,434
	-2,042
	-1,628
	-1,191
	-823

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	9,875
	11,086
	12,003
	13,176
	14,552

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	9,875
	11,086
	12,003
	13,176
	14,552

	
	
	
	
	
	

	Designated Reserves Transfer
	0
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	9,875
	11,086
	12,003
	13,176
	14,552


	 
	Year 31
	Year 32
	Year 33
	Year 34
	Year 35

	 
	2039/40
	2040/41
	2041/42
	2042/43
	2043/44

	 
	£000
	£000
	£000
	£000
	£000

	Income From Lettings
	
	
	
	
	

	   Rent Receivable
	79,065
	81,615
	84,478
	87,441
	90,755

	   Service Charge Income
	3,454
	3,558
	3,664
	3,774
	3,887

	 
	 
	 
	 
	 
	 

	Gross Rental Income
	82,519
	85,173
	88,142
	91,215
	94,642

	   Less Voids
	-1,574
	-1,625
	-1,682
	-1,741
	-1,807

	 
	 
	 
	 
	 
	 

	Net Rental Income
	80,945
	83,548
	86,460
	89,474
	92,835

	   Other Income
	3,778
	3,891
	4,008
	4,128
	4,252

	 
	 
	 
	 
	 
	 

	Total Turnover From Social Housing Lettings
	84,723
	87,439
	90,468
	93,602
	97,087

	
	 
	 
	 
	 
	 

	Management Costs
	13,511
	13,916
	14,334
	14,764
	15,207

	Routine Maintenance
	13,960
	14,341
	14,732
	15,134
	15,547

	Planned Maintenance
	9,900
	10,180
	10,467
	10,762
	11,066

	Major Repairs
	15,369
	15,786
	16,214
	16,654
	17,106

	Bad Debts
	394
	406
	421
	435
	452

	Depreciation Of Housing Properties
	14,363
	14,579
	14,801
	15,029
	15,568

	Other Costs
	1,490
	1,535
	1,581
	1,628
	1,677

	Total Operating Costs
	68,987
	70,744
	72,550
	74,408
	76,623

	
	
	
	
	
	

	Surplus (Deficit) On Social Housing Lettings
	15,736
	16,696
	17,918
	19,195
	20,464

	
	
	
	
	
	

	Interest Collected
	1,096
	1,246
	1,466
	1,773
	2,108

	Interest Payable
	-534
	-226
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus Before Tax
	16,298
	17,715
	19,384
	20,968
	22,572

	
	
	
	
	
	

	Corporation Tax
	0
	0
	0
	0
	0

	 
	 
	 
	 
	 
	 

	Surplus After Tax
	16,298
	17,715
	19,384
	20,968
	22,572

	
	
	
	
	
	

	Designated Reserves Transfer
	0
	0
	0
	0
	0

	
	
	
	
	
	

	Retained Surplus
	16,298
	17,715
	19,384
	20,968
	22,572


Appendix VII
Balance Sheet

	 
	Year 1
	Year 2
	Year 3
	Year 4
	Year 5

	Year ending 31st March...
	2010
	2011
	2012
	2013
	2014

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	32,965
	57,857
	78,703
	100,278
	109,174

	   Other Capital Grants
	-7,629
	-13,429
	-19,229
	-25,029
	-30,829

	   Depreciation
	-1,404
	-4,386
	-8,882
	-14,793
	-21,615

	Net Book Value Of Housing Properties
	23,932
	40,042
	50,592
	60,456
	56,730

	
	
	
	
	
	

	Other Fixed Assets Tangible
	3,122
	3,367
	3,053
	2,977
	2,904

	Total Fixed Assets
	27,053
	43,409
	53,645
	63,433
	59,634

	
	
	
	
	
	

	Current Assets
	3,593
	3,593
	3,593
	3,593
	3,593

	 
	 
	 
	 
	 
	 

	Total Current Assets
	3,593
	3,593
	3,593
	3,593
	3,593

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	98
	98
	98
	98
	98

	Total Assets Less Current Liabilities
	27,151
	43,507
	53,743
	63,531
	59,732

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	23,370
	45,870
	68,163
	92,733
	95,706

	Loan Fees
	-1,615
	-1,563
	-1,511
	-1,459
	-1,407

	
	
	
	
	
	

	Net Assets
	5,396
	-800
	-12,909
	-27,744
	-34,568

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	5,336
	-860
	-12,969
	-27,804
	-34,628

	
	
	
	
	
	

	 
	5,396
	-800
	-12,909
	-27,744
	-34,568


	 
	Year 6
	Year 7
	Year 8
	Year 9
	Year 10

	Year ending 31st March...
	2015
	2016
	2017
	2018
	2019

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	118,292
	127,639
	137,218
	147,038
	156,856

	   Other Capital Grants
	-36,629
	-42,429
	-48,229
	-54,029
	-59,829

	   Depreciation
	-28,908
	-36,682
	-44,951
	-53,726
	-63,025

	Net Book Value Of Housing Properties
	52,756
	48,527
	44,039
	39,283
	34,002

	
	
	
	
	
	

	Other Fixed Assets Tangible
	2,862
	2,933
	3,010
	3,102
	3,222

	Total Fixed Assets
	55,617
	51,461
	47,048
	42,385
	37,224

	
	
	
	
	
	

	Current Assets
	3,593
	3,593
	3,593
	3,593
	3,593

	 
	 
	 
	 
	 
	 

	Total Current Assets
	3,593
	3,593
	3,593
	3,593
	3,593

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	98
	98
	98
	98
	98

	Total Assets Less Current Liabilities
	55,715
	51,559
	47,146
	42,483
	37,322

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	98,678
	101,563
	104,525
	107,463
	106,767

	Loan Fees
	-1,354
	-1,302
	-1,250
	-1,198
	-1,146

	
	
	
	
	
	

	Net Assets
	-41,608
	-48,702
	-56,128
	-63,782
	-68,299

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	-41,668
	-48,762
	-56,188
	-63,842
	-68,359

	
	
	
	
	
	

	 
	-41,608
	-48,702
	-56,128
	-63,782
	-68,299


	 
	Year 11
	Year 12
	Year 13
	Year 14
	Year 15

	Year ending 31st March...
	2020
	2021
	2022
	2023
	2024

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	166,919
	177,234
	187,807
	198,644
	213,275

	   Other Capital Grants
	-65,629
	-71,429
	-77,229
	-83,029
	-88,829

	   Depreciation
	-72,864
	-83,234
	-93,594
	-104,538
	-116,278

	Net Book Value Of Housing Properties
	28,426
	22,571
	16,983
	11,077
	8,168

	
	
	
	
	
	

	Other Fixed Assets Tangible
	3,351
	3,486
	3,627
	3,773
	3,925

	Total Fixed Assets
	31,777
	26,058
	20,610
	14,850
	12,093

	
	
	
	
	
	

	Current Assets
	3,694
	3,647
	3,723
	3,810
	3,593

	 
	 
	 
	 
	 
	 

	Total Current Assets
	3,694
	3,647
	3,723
	3,810
	3,593

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	199
	152
	228
	315
	98

	Total Assets Less Current Liabilities
	31,976
	26,209
	20,838
	15,165
	12,191

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	105,672
	104,149
	102,260
	99,832
	101,272

	Loan Fees
	-1,094
	-1,042
	-990
	-938
	-886

	
	
	
	
	
	

	Net Assets
	-72,602
	-76,898
	-80,431
	-83,729
	-88,196

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	-72,662
	-76,958
	-80,491
	-83,789
	-88,256

	
	
	
	
	
	

	 
	-72,602
	-76,898
	-80,431
	-83,729
	-88,196


	 
	Year 16
	Year 17
	Year 18
	Year 19
	Year 20

	Year ending 31st March...
	2025
	2026
	2027
	2028
	2029

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	228,271
	243,643
	259,399
	275,548
	283,659

	   Other Capital Grants
	-94,629
	-100,429
	-106,229
	-112,029
	-117,829

	   Depreciation
	-128,213
	-139,592
	-150,491
	-161,037
	-171,494

	Net Book Value Of Housing Properties
	5,429
	3,621
	2,679
	2,482
	-5,663

	
	
	
	
	
	

	Other Fixed Assets Tangible
	4,083
	4,247
	4,417
	4,594
	4,812

	Total Fixed Assets
	9,512
	7,868
	7,096
	7,076
	-852

	
	
	
	
	
	

	Current Assets
	3,593
	3,593
	3,593
	3,610
	3,593

	 
	 
	 
	 
	 
	 

	Total Current Assets
	3,593
	3,593
	3,593
	3,610
	3,593

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	98
	98
	98
	115
	98

	Total Assets Less Current Liabilities
	9,610
	7,966
	7,194
	7,192
	-754

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	102,827
	104,132
	105,147
	105,705
	94,391

	Loan Fees
	-834
	-781
	-729
	-677
	-625

	
	
	
	
	
	

	Net Assets
	-92,383
	-95,384
	-97,224
	-97,836
	-94,520

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	-92,443
	-95,444
	-97,284
	-97,896
	-94,580

	
	
	
	
	
	

	 
	-92,383
	-95,384
	-97,224
	-97,836
	-94,520


	 
	Year 21
	Year 22
	Year 23
	Year 24
	Year 25

	Year ending 31st March...
	2030
	2031
	2032
	2033
	2034

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	291,973
	300,494
	309,229
	318,181
	333,860

	   Other Capital Grants
	-123,629
	-129,429
	-135,229
	-141,029
	-146,829

	   Depreciation
	-182,084
	-192,811
	-203,679
	-214,691
	-226,074

	Net Book Value Of Housing Properties
	-13,740
	-21,746
	-29,679
	-37,538
	-39,043

	
	
	
	
	
	

	Other Fixed Assets Tangible
	5,049
	5,294
	5,546
	5,806
	6,074

	Total Fixed Assets
	-8,691
	-16,451
	-24,133
	-31,732
	-32,970

	
	
	
	
	
	

	Current Assets
	3,593
	3,593
	11,665
	24,354
	27,668

	 
	 
	 
	 
	 
	 

	Total Current Assets
	3,593
	3,593
	11,665
	24,354
	27,668

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	98
	98
	8,170
	20,859
	24,173

	Total Assets Less Current Liabilities
	-8,593
	-16,353
	-15,963
	-10,873
	-8,797

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	81,561
	67,068
	58,797
	53,948
	47,055

	Loan Fees
	-573
	-521
	-469
	-417
	-365

	
	
	
	
	
	

	Net Assets
	-89,580
	-82,901
	-74,291
	-64,404
	-55,488

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	-89,640
	-82,961
	-74,351
	-64,464
	-55,548

	
	
	
	
	
	

	 
	-89,580
	-82,901
	-74,291
	-64,404
	-55,488


	 
	Year 26
	Year 27
	Year 28
	Year 29
	Year 30

	Year ending 31st March...
	2035
	2036
	2037
	2038
	2039

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	349,930
	366,402
	383,286
	400,592
	418,331

	   Other Capital Grants
	-152,629
	-158,429
	-164,229
	-170,029
	-170,029

	   Depreciation
	-238,029
	-250,569
	-263,709
	-277,464
	-291,615

	Net Book Value Of Housing Properties
	-40,728
	-42,596
	-44,652
	-46,901
	-43,314

	
	
	
	
	
	

	Other Fixed Assets Tangible
	6,349
	6,633
	6,925
	7,226
	7,536

	Total Fixed Assets
	-34,379
	-35,963
	-37,727
	-39,675
	-35,777

	
	
	
	
	
	

	Current Assets
	31,741
	36,807
	42,557
	49,227
	55,042

	 
	 
	 
	 
	 
	 

	Total Current Assets
	31,741
	36,807
	42,557
	49,227
	55,042

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	28,246
	33,312
	39,062
	45,732
	51,547

	Total Assets Less Current Liabilities
	-6,133
	-2,651
	1,335
	6,057
	15,770

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	39,792
	32,136
	24,067
	15,561
	10,669

	Loan Fees
	-313
	-260
	-208
	-156
	-104

	
	
	
	
	
	

	Net Assets
	-45,612
	-34,527
	-22,524
	-9,347
	5,205

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	-45,672
	-34,587
	-22,584
	-9,407
	5,145

	
	
	
	
	
	

	 
	-45,612
	-34,527
	-22,524
	-9,347
	5,205


	 
	Year 31
	Year 32
	Year 33
	Year 34
	Year 35

	Year ending 31st March...
	2040
	2041
	2042
	2043
	2044

	 
	£000
	£000
	£000
	£000
	£000

	
	
	
	
	
	

	Housing Assets
	
	
	
	
	

	   Housing Properties at cost
	436,513
	455,149
	474,252
	493,832
	513,901

	   Other Capital Grants
	-170,029
	-170,029
	-170,029
	-170,029
	-170,029

	   Depreciation
	-305,978
	-320,557
	-335,359
	-350,388
	-365,956

	Net Book Value Of Housing Properties
	-39,494
	-35,437
	-31,136
	-26,585
	-22,084

	
	
	
	
	
	

	Other Fixed Assets Tangible
	7,856
	8,185
	8,524
	8,873
	9,232

	Total Fixed Assets
	-31,638
	-27,252
	-22,612
	-17,712
	-12,851

	
	
	
	
	
	

	Current Assets
	62,073
	69,966
	84,710
	100,778
	118,489

	 
	 
	 
	 
	 
	 

	Total Current Assets
	62,073
	69,966
	84,710
	100,778
	118,489

	
	
	
	
	
	

	Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	 
	 
	 
	 
	 
	 

	Total Current Liabilities
	3,495
	3,495
	3,495
	3,495
	3,495

	
	
	
	
	
	

	Net Current Assets Incl Pension
	58,578
	66,471
	81,215
	97,283
	114,994

	Total Assets Less Current Liabilities
	26,940
	39,219
	58,603
	79,571
	102,142

	
	
	
	
	
	

	Deferred Liabilities
	
	
	
	
	

	Outstanding Loan Balance
	5,488
	0
	0
	0
	0

	Loan Fees
	-52
	0
	0
	0
	0

	
	
	
	
	
	

	Net Assets
	21,503
	39,219
	58,603
	79,571
	102,142

	
	
	
	
	
	

	Share Capital and Reserves
	
	
	
	
	

	Provisions
	60
	60
	60
	60
	60

	Retained Surplus
	21,443
	39,159
	58,543
	79,511
	102,082

	
	
	
	
	
	

	 
	21,503
	39,219
	58,603
	79,571
	102,142


Appendix VIII
Financial Assumptions

	Assumptions
	 
	 
	 
	 
	 
	
	
	
	
	

	Libor
	6.50%
	
	for the life of the plan
	
	 
	
	
	
	
	

	RPI
	2.50%
	
	for the life of the plan
	
	 
	
	
	
	
	

	Real Inflation
	0.50%
	above RPI
	for the life of the plan
	
	 
	
	
	
	
	

	Real Earnings
	0.50%
	above RPI
	for the life of the plan
	
	 
	
	
	
	
	

	Real R&M
	1.00%
	above RPI
	for 4 years, then 
	0.00%
	above RPI
	
	
	
	
	

	Real Building Costs
	1.00%
	above RPI
	for 4 years, then 
	0.00%
	above RPI
	
	
	
	
	

	Real Rent Inflation
	1.00%
	above RPI
	for the life of the plan
	
	 
	
	
	
	
	

	Voids
	2.50%
	
	for the life of the plan
	
	 
	
	
	
	
	

	Bad Debts
	0.50%
	 
	for the life of the plan
	 
	 
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	Stock
	Units
	Existing Rent
	New Rent
	Turnover
	
	
	
	
	
	

	Benchmark rent
	6,462
	£66.08
	£66.80
	7.3%
	
	
	
	
	
	

	4+
	240
	£70.39
	£71.16
	7.3%
	
	
	
	
	
	

	Sheltered Schemes
	900
	£65.39
	£66.11
	9.8%
	
	
	
	
	
	

	Other
	443
	£64.23
	£64.94
	7.3%
	
	
	
	
	
	

	Shared Ownership
	82
	£28.48
	 
	 
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	Property Expenditure
	Cost per property per annum
	 
	 
	 
	 
	 
	 
	 

	 
	Yr 1
	Yr 2
	Yr 3
	Yr 4
	Yrs 5-9
	Yrs 10-14
	Yrs 15-19
	Yrs 20-24
	Yrs 25-29
	Yrs 30-35

	Responsive and Voids
	£503
	£503
	£503
	£503
	£438
	£438
	£438
	£438
	£438
	£438

	Cyclical
	£360
	£360
	£360
	£360
	£204
	£204
	£204
	£204
	£204
	£204

	WHQS
	£2,776
	£2,952
	£2,305
	£2,305
	£769
	£803
	£1,462
	£689
	£1,217
	£1,217

	Improvements
	£0
	£0
	£0
	£0
	£0
	£0
	£4
	£0
	£2
	£2

	Catch Up
	£569
	£727
	£547
	£547
	£0
	£0
	£0
	£0
	£0
	£0

	Contingency
	£80
	£80
	£80
	£80
	£23
	£24
	£44
	£21
	£37
	£37

	Related Assets
	£0
	£0
	£129
	£129
	£52
	£52
	£61
	£61
	£61
	£61

	Non Trads
	£176
	£0
	£0
	£0
	£381
	£315
	£2
	£0
	£0
	£0

	Asbestos
	£78
	£78
	£78
	£78
	£78
	£0
	£0
	£0
	£0
	£0

	Environmental Improvements
	£0
	£0
	£530
	£530
	£212
	£0
	£0
	£0
	£0
	£0

	Physical Adaptations
	£121
	£121
	£121
	£121
	£126
	£126
	£148
	£148
	£148
	£148

	
	
	
	
	
	
	
	
	
	
	

	Property Expenditure
	Total Amount
	 
	 
	 
	 
	 
	 
	 
	 

	 
	Yr 1
	Yr 2
	Yr 3
	Yr 4
	Yrs 5-9
	Yrs 10-14
	Yrs 15-19
	Yrs 20-24
	Yrs 25-29
	Yrs 30-35

	Catch up Expenditure
	£4,524,424
	£5,861,706
	£4,250,000
	£4,250,000
	£0
	£0
	£0
	£0
	£0
	£0


	Other Income
	Yr 1-35
	
	Expenditure
	 
	Yr 1-35

	Gap Funding
	£5,800,000
	
	Housing
	
	£3,739,470

	Garages
	£576,767
	
	Sheltered Schemes
	
	£1,878,962

	Misc Receipts
	£11,662
	
	Repairs - Client
	
	£56,864

	Water Commission
	£500,999
	
	Community and Investment
	£988,871

	Heating Service Charge
	£562,617
	
	Support Services
	
	£7,441,356

	Warden Service Charge
	£760,606
	
	Total
	 
	£14,105,523

	Shop Rents
	£9,000
	
	
	
	

	Insurance Commission
	£16,000
	
	
	
	

	Leaseholder Charges
	£139,088
	
	
	
	

	Court Cost Recovery
	£41,896
	
	
	
	

	Rechargable Works
	£30,978
	
	
	
	

	Other income
	£8,334
	
	
	
	

	Service Charges
	£99,760
	
	
	
	

	Total
	£8,557,707
	
	
	
	

	
	
	
	
	
	

	Use of Designated Reserves Outside the Business Plan
	
	
	

	 
	Yr 1
	Yr 2-35
	
	
	

	Amount
	£930,000
	£0
	
	
	

	
	
	
	
	
	

	Capital Expenditure
	Yr 1
	Yr 2
	Yr 3-35
	
	

	ICT
	£366,000
	£719,100
	£131,600
	
	

	Furniture
	£181,000
	£0
	£0
	
	

	Other
	£255,000
	£0
	£0
	
	

	
	
	
	
	
	

	Opening Loan Balance
	Yr 1
	
	
	
	

	Amount
	£5m
	
	
	
	

	 
	
	
	
	
	

	Loans - Fixed
	RBS
	Principality
	EIB
	Total
	 

	 
	(£m)
	(£m)
	(£m)
	(£m)
	 

	2009/10
	
	
	£7.50
	£7.50
	Fixed

	2010/11
	£7.50
	
	
	£7.50
	Fixed

	2010/11
	£5.00
	£5.00
	
	£10.00
	Fixed

	2011/12
	£5.00
	
	£5.00
	£10.00
	Fixed

	2012/13
	£5.00
	£3.00
	£4.00
	£12.00
	Fixed

	2013/14
	£7.50
	
	£5.50
	£13.00
	Fixed

	Total
	£30.00
	£8.00
	£22.00
	£60.00
	 


Appendix IX
Funding Profile

	Year No.
	Year End
	Opening Loan Bal
	Loan Drawdown
	Closing Loan Balance

	 
	 
	£000's  
	£000's  
	£000's  

	1
	2010
	5000
	18,370
	23,370

	2
	2011
	23,370
	22,500
	45,870

	3
	2012
	45,870
	22,293
	68,163

	4
	2013
	68,163
	24,570
	92,733

	5
	2014
	92,733
	2,973
	95,706

	6
	2015
	95,706
	2,971
	98,678

	7
	2016
	98,678
	2,885
	101,563

	8
	2017
	101,563
	2,962
	104,525

	9
	2018
	104,525
	2,938
	107,463

	10
	2019
	107,463
	-696
	106,767

	11
	2020
	106,767
	-1,095
	105,672

	12
	2021
	105,672
	-1,523
	104,149

	13
	2022
	104,149
	-1,889
	102,260

	14
	2023
	102,260
	-2,428
	99,832

	15
	2024
	99,832
	1,440
	101,272

	16
	2025
	101,272
	1,555
	102,827

	17
	2026
	102,827
	1,305
	104,132

	18
	2027
	104,132
	1,016
	105,147

	19
	2028
	105,147
	557
	105,705

	20
	2029
	105,705
	-11,314
	94,391

	21
	2030
	94,391
	-12,830
	81,561

	22
	2031
	81,561
	-14,493
	67,068

	23
	2032
	67,068
	-8,272
	58,797

	24
	2033
	58,797
	-4,848
	53,948

	25
	2034
	53,948
	-6,893
	47,055

	26
	2035
	47,055
	-7,264
	39,792

	27
	2036
	39,792
	-7,655
	32,136

	28
	2037
	32,136
	-8,069
	24,067

	29
	2038
	24,067
	-8,506
	15,561

	30
	2039
	15,561
	-4,892
	10,669

	31
	2040
	10,669
	-5,181
	5,488

	32
	2041
	5,488
	-5,488
	0

	33
	2042
	0
	0
	0

	34
	2043
	0
	0
	0

	35
	2044
	0
	0
	0
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						ANNUAL CASHFLOW DEFICIT FOR THE FINANCIAL YEAR						MAXIMUM CUMULATIVE CASHFLOW DEFICIT 						NET OPERATING CASHFLOW TO TOTAL FUNDING COSTS

		Year No.		Year End		Covenant from Business Plan 2008/09		Total Operating Surplus/ (Deficit)		Difference		Covenant from Business Plan 2008/09		Total Cumulative Operating Surplus/ (Deficit)		Difference		Covenant from Business Plan 2008/09		Ratio from  Draft Revised Business Plan		Difference

						£000's  		£000's  		£000's  		£000's  		£000's  		£000's  

		1		2009		-23,936				23,936		-23,936		-2,000		21,936

		2		2010		-21,260		-24,268		-3,008		-43,263		-26,268		16,995

		3		2011		-22,381		-26,385		-4,004		-63,610		-52,654		10,956

		4		2012		-22,377		-24,904		-2,527

		5		2013		-23,082		-25,778		-2,696

		6		2014		-3,807		-3,425		382

		7		2015		-3,612		-3,245		367

		8		2016		-3,402		-2,961		441

		9		2017		-3,178		-2,846		332

		10		2018		-2,938		-2,626		312

		11		2019														0.15		0.19		0.04

		12		2020														0.2		0.26		0.06

		13		2021														0.24		0.30		0.06

		14		2022														0.29		0.37		0.08

		15		2023														0.35		0.45		0.10

		16		2024		-1,839		-1,570		269

		17		2025		-1,481		-1,365		116

		18		2026		-1,100		-1,017		83

		19		2027		-696		-648		48

		20		2028		-266		-117		149

		21		2029														1.4		1.93		0.53

		22		2030														1.64		2.38		0.74

		23		2031														1.97		3.07		1.10

		24		2032														2.44		4.13		1.69

		25		2033														3.22		4.74		1.52

		26		2034														1.85		2.44		0.59

		27		2035														2.53		3.10		0.57

		28		2036														3.83		4.17		0.34

		29		2037														7.37		5.63		-1.74

		30		2038														57.68		8.49		-49.19
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