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Barrhead Housing Association
Governing Board Meeting
Thursday 27th February 2020 at 6pm
In 60-70 Main Street, Barrhead G78 1SB
	Agenda – BHA Governing Board meeting 
	PUBLICATION SCHEME

	1.
	Apologies & Sederunt Check. 
	

	2.
	Declaration of Interest: Board and staff
The Rules state: If a person serves on the Board or any sub-group he/she must declare any personal or other external interest on an annual basis in accordance with our Board Code of Conduct. If while serving on the Board that person has any conflict of interest in any contract or other matter about to be discussed at a meeting, he/she must tell the Board. He/she will be required to leave the meeting while the matter is discussed and will not be allowed to vote on the matter or to stay in the meeting while a vote is being held. 
	

	3.
	Approval of Minute

(a) Board meeting 30th Jan 2020
(b) Board Action Tracker February 2020
Minute for noting 

(c)     Audit and Risk Board 6th Feb 2020
(d) Tenant Scrutiny Panel 6th Feb 2020


	Published

Published

Published

Published

	4.
	Matters Arising from Above Minutes
	

	5.
	Matters for discussion 

5.1 Strategic Options Appraisal report (tabled - confidential)

5.2 Governance and compliance report

5.3 Budget (final) 2020/21

5.4 Rent and service charge review and feedback

5.5 Brixx financial modelling and testing


	Confidential report

Published

Published
Published
Published

	6.
	Policy updates – for approval
6.1 Risk Management Strategy and appendices
6.2 SMT Terms of Reference (minor update)
	Policies will be published separately on website

	7.
	Health and Safety
	No report

	8.
	AOCB 
	



Barrhead Housing Association Limited

Minute of Governing Board Meeting

Thursday 30 January 2020 at 6.00pm

60/70 Main Street, Barrhead

Present 

	D McCready (Chair)
	T Reilly

	J Hamilton (Vice Chair)
	B Connelly, MBE

	D McKinney
	R McGuire BEM

	D Greig
	C Boyd

	M Mukhtar
	Cllr T Buchanan co-optee


In Attendance

	S Robison
	Chief Executive

	J Ward
	Director of Asset Management  [DAM]

	L Dallas
	Director of Customer Services [DCuS]

	Iain MacLean
	Corporate Services Manager  [CoSM] [Minutes]


	
	Minute – BHA Governing Board Meeting

	1
	Apologies & Sederunt Check

Apologies were received from C Baird. The sederunt was signed by members present. Chief Executive confirmed that leave of absence for B Welsh would now be reviewed and reported back to the next meeting.



	2
	Declaration of Interest: Board and Staff

All staff present had a conflict of interest with agenda item 5.8 and J Ward, L Dallas and I MacLean would leave the meeting for this discussion. There were no other declarations of interest made.



	3
	Approval of Minutes

(e) Board Meeting 28 November 2019

The Board approved the minutes as a true record. Proposed by B Connelly and seconded by D McKinney .

(f) Board Action Tracker January 2020
The Chief Executive confirmed that the scenario testing of the 30 year Financial Plan would begin next month, and that she was due to meet the Association’s External Auditor shortly, at which point she will raise the relevant matters for discussion. The Board noted the action tracker.
Minutes for Noting

(g) LPS Board 5 December 2019

The Board noted the minutes.



	4
	Matters Arising from Above Minutes
There were no matters arising from the minutes



	5
	Matters for discussion and approval

5.1 – Chief Executive’s Governance and Compliance Report

The Chief Executive provided the Board with further detail in relation to the various matters covered within her update report. The main matters covered were: 

· Senior staff have started to look at the Annual Assurance Statement toolkit, and that a report will be brought to the Board in March.

· Pension consultation is ongoing, with a report and possible presentation coming back to the Board in February.

· Having heard the proposed small changes proposed to the recently agreed Financial Regulations, these changes were approved by the Board

· Regarding the Development Agency Services, the Board agreed to supplement the existing arrangements with the additional resource as highlighted in the report, subject to these arrangements being compliant with the Association’s Financial Regulations.

· The revised Model Rules are awaited, following which steps will be taken to review the Association’s Rules

· Board members were asked to respond to the Corporate Services Manager,  regarding training which would mirror the recent FLAIR Academy workshops

· The CoSM provided the Board with a brief update on FOI and SAR requests during the last quarter.

The Board noted the update report.

5.2 Tender for New Telephone System

The Corporate Services Manager advised the Board of the quick quote tender exercise undertaken via PCS in relation to the proposed new telephone system. He advised the Board of the 2 x tenders received, and provided detail of the tender evaluation undertaken.

Having noted the outcome of the tender evaluation exercise, the Board approved the award of the contract in accordance with the recommendations contained within the report.

5.3 Cyber Security Accreditation

The Director of Customer Services advised the Board of emerging cyber security issues facing organisations, and reminded the Board of the outcome of the Internal Audit of IT security which took place in September 2018. Whilst highlighting that a significant amount of work has been undertaken, she advised the Board of the SHR’s interest in this matters and that it was necessary, therefore, to ensure that the Association does everything in its power to protect the organisation from future cyber attacks. 

In this connection, a “Cyber Essentials” and then “Cyber Essentials Plus” accreditation process has commenced through Wylie and Bisset. Costs associated with this accreditation can be met partly from SCVO funding, with the remainder being found on an ongoing basis from within existing budgets.

The Board approved the proposal to finalise “Cyber Essentials” accreditation and then progress towards “Cyber Essentials Plus” accreditation.
5.4 Know your Customer Report

The Chief Executive provided the Board with detail of information gathered in the period 2013-2019 regarding the Association’s customers, in the form of a Know your Customer report. She indicated that the outcome of this research will be used to influence future service delivery and policy direction. Whilst the process of gathering information is still ongoing, it was felt useful to bring this report to the Board meantime and to seek feedback. Some of the highlights from the report were noted as follows:

· Majority of households are single person households

· A small amount of growth in part time workers

· Significant drop in unemployed and those seeking work – pattern attributed to changes in benefit arrangements

· Increase in people who are carers and the long term sick and disabled. This was noted as an area for future focus

· Small changes in local diversity shown on ethnicity data

· Future methods of preferred communication methods will need further analysis as conflicting in parts

· Need to understand drop in usage of new text balance service

· High levels of energy pre-payment meter usage, although increase in direct debit payments

Following discussion regarding the report findings especially around demographics, disability, and fuel poverty issues, the Board noted the terms of the report, and that further information will be brought to future Board meetings as necessary.

T Reilly left the meeting at this point.

5.5 Community Regeneration Board Charter

The CoSM advised the Board of the background to the Centre for Excellence in Community Regeneration Charter, and confirmed that in signing the Charter we agree to:
· Recognise that community investment is core to our role as a housing association and central to our social purpose;

· Commit to owning, investing in and celebrating our community investment work and its impact, and;

· Agree to work with the Centre for Excellence to help maximise and measure the impact of our work, as well as invest in the people who deliver it.
He indicated that these commitments are already embedded within our current community regeneration activity mechanisms, so committing to the Pledge will not place any significant additional burden on the Association.
The Board approved the recommendation that the Association commit to the Charter and the associated pledges, and that arrangements now be made to sign the Charter.
5.6 Board Meeting Schedule 2019-2021

The CoSM advised the Board of the proposed schedule of meetings to March 2021 which had recently been prepared. 

The Board approved the proposed meeting schedule.

5.7 EESSH Investment Plan

The DAM updated the Board on progress being made by the Association, and the challenges being experienced, in progress towards meeting EESSH compliance by 31 December 2020. He indicated that 108 properties are currently not meeting the standard, but that the use of the new SAP software will increase the pass rate to 95.7% and reduce the failing properties to approximately 62. Regarding these remaining properties, he indicated that these might be re-surveyed to capture work perhaps not included within the current EPC’s. This exercise will allow the Association to consider potential areas of budget spend. 

The DAM advised the Board it is possible that some properties will not achieve the standard by the target date, so instead we need to consider what is the maximum realistic level of achievement and then work towards higher levels of future compliance through further investment.

Having heard that future update quarterly reports would come to the Board as required, the Board approved the EESSH investment plan and £75,000 maximum funding to maximise levels of EESSH compliance across the Association’s stock.

5.8 Staff Succession Plan
J Ward, L Dallas and I MacLean left the meeting at this point.

The Chief Executive (separate confidential minute).

J Ward, L Dallas and I MacLean returned to the meeting at this point



	6
	 Policy updates:

6.1 Formal Execution of Documents

6.2 BHG Audit and Risk Group remit

6.3 Anti-Fraud, Bribery and Corruption

6.4 Clean Desk Policy

6.5 GDPR Policy Updates

6.6 Various Policy Reviews (minor - delegated)

6.7 Red Flag Policy

The Board were advised of the review processes which have been undertaken across a range of policies which were in need of review under the terms of the Association’s policy review schedule. These policies have been subject to minor changes, arising largely from changes in legislation or to take account of emerging good practice. 

In relation to the Clean Desk and Red Flag policies, the Board were advised that these are both new policies which need to be put in place to ensure that the Association continues to take full account of the requirements of GDPR.

With one minor change to the Red Flag policy to reflect the Health and Safety at Work Act 1974, the Board approved the updated policies.

 

	7
	Health and Safety

The DAM advised the Board of the revised sign-in arrangements which are required to be put in place for Health and Safety purposes



	8
	AOB
There was no other competent business.


	9
	Date of Next Meeting:
GB meeting Thursday 27 February 2020 at 6.00pm




The Minute was approved by the Board at the meeting on: 27 February 2020

Signed by Chairperson: ____________________________
Date: ____________________________________
Governing Board 27 February 2020

3b. Governing Board Action Tracker: Outstanding Actions as at February 2020

	Date of Meeting
	Subject
	Action
	Responsible Officer
	Timescale (If applicable)
	Comments/

Completed Date

	28 March 2019
	30-year corporate financial plan
	Full report on feedback from lenders and scenario testing to come back to the Board for approval
	DCoS
	Sept 2019 – now Feb 2020
	Update to February 2020. Finalised for March 2020 meeting

	26 September 2019
	Chief Executive’s Report
	Arrange feedback for External Audit regarding this year’s process and AGM
	CEX/DCoS
	Dec 2019
	To be covered during forthcoming meeting with Auditors

	31 October 2019
	Review of Repairs Service
	Further detailed report to come back to Board in due course
	CEX
	Feb/March 2020
	Alternative discussions underway – report to March 2020 meeting

	28 November 2019
	Governance Assurance
	Standards 2 and 3 Action Plan to come to Board as part of 2020 Assurance process
	CoSM
	March 2020
	Likely to be May 2020 as part of first round of self-assessment.

	28 November 2019
	AOB
	Meeting to take place with key partners to discuss maintaining momentum of regeneration activity
	DAM
	Dec 2019
	Meeting held but priority is being placed on consultation for outside space.



Barrhead Housing Association Limited

Minute of Audit and Risk Sub Group Meeting

Thursday 6 February 2020 at 6.00pm

60/70 Main Street, Barrhead

Present 

	T Reilly, acting Convener
	B Connelly MBE

	D McCready
	C Baird

	
	


In Attendance

	S Robison
	Chief Executive

	J Ward
	Director of Asset Management  [DAM]

	H Sutherland
	Director of Corporate Services [DCoS]

	L Dallas
	Director of Customer Services [DCuS]

	A Cowan
	Wylie + Bisset, Item 4.1 only


	
	

	1
	Apologies and Sederunt

Apologies were received from D McKinney, R McGuire BEM. The sederunt was signed by those present.



	2
	Declaration of Interest: Board and Staff

The Rules state: If a person serves on the Board or any sub-group he/she must declare any personal or other external interest on an annual basis in accordance with our Board Code of Conduct. If while serving on the Board that person has any conflict of interest in any contract or other matter about to be discussed at a meeting, he/she must tell the Board. He/she will be required to leave the meeting while the matter is discussed and will not be allowed to vote on the matter or to stay in the meeting while a vote is being held

None Declared


	3
	Approval of the Audit Sub-Group Minute of 7 November 2019 and matters arising

The minute of the previous meeting was accepted as a true record – proposed by C Baird and seconded by T Reilly. There were no matters arising from the previous Minute.

	4
	Matters for discussion and approval

4.1 Internal Audit report on GDPR/FOI

A Cowan from Wylie and Bisset gave a presentation to the Board following the recent audit of GDPR and FOI, during which she highlighted the main findings. Further detail of these findings, along with the management response, are contained within the report previously circulated to the Board. A Cowan indicated that while BHA’s audit indicated a higher level of risk scores with comparisons, BHA had shown a much more proactive approach to the areas and it was noted that there were many areas of good practice. Progress against the management responses had already been acted upon as detailed at the last Governing Board meeting. All other actions would be progressed in line with the responses. 

A Cowan left the meeting at this point.

4.1b GDPR Action Plan

The Chief Executive advised the Board that, following the recent audit, an action plan has been developed to address the main findings from the audit report. 

The Board noted the GDPR Action Plan.

4.2 BHA Management Accounts to 31.12.19

The Director of Corporate Services talked through the management accounts, highlighting the pertinent items to the Board. Overall surplus was higher than budgeted at £822k.  Planned repairs were £13k over budget, cyclical £17k under budget, bad debt £53k under and overheads £21k under. Difference on the cyclical budget is mainly due to timing. Bad debts may be written off at the year-end but the full budget may not be required. Board to note that some of the budgeted planned spend has been moved from capital spend to revenue. This is mainly for the fire safety expenditure.  The £280k for fire safety will not be fully spent this year. 

All financial covenants have been met.

The management accounts were approved by the Board.
4.3 Quarter 3 Performance Reports
The Director of Customer Services provided the Board with detail of performance to 31 December 2019. Main areas to highlight were as follows:

· % satisfied with Repairs & Maintenance has increased following a review of the SHR guidance. 
· There was a notable spike in the volume of emergency repairs in the quarter – where a further detailed report would be provided to the next meeting.  The Director of Customer Services also noted that some RSLs re-classify Emergency repairs to urgent as per Right to Repair legislation. 
· Average days for non-emergencies did not include 35 jobs which staff were unable to close off due to issues with obtaining data for a contractor.
· The Director of Customer services highlighted concerned regarding the percentage of tenancy offers which had significant increased.  This was due to a full review of Section 5 referral offers & refusals to meet the new Charter Indicator.  These concerns had been escalated to East Renfrewshire Council and an update would be provided to the next meeting.
· The Board were also asked to note that discussion were ongoing regarding the quota for new build nominations and the protocol for Section 5 referrals, and this would be raised at a more senior level within ERC. 
· A Decree for a forced access to a tenanted house had been obtained where the tenant had consistently failed to provide access to carry out essential electrical upgrading works. 
The Director of Asset Management referred to Q3 performance and it was noted that factoring arrears had plateaued – work was ongoing for further legal action against a number of owners. It was also noted that for LPS, a complaint had been referred to the Third Tier Tribunal for a block in Neilston where BHA had no tenants in management. Staff would attend the hearing and it was likely that BHA would review the arrangement to factor this block which was not proving to be efficient to management in terms of fees generated and the levels of non-resident owners. 

The Board noted the report.

4.4 Q3 Planned Investment Update

The Director of Asset Management updated the Board on progress with the Association’s 2019/20 Planned Investment Programme. The following points were highlighted:

· The re-profiling of the planned capital and expensed budgets to accommodate the feedback from the auditors about the location of certain component expenditure such as roof and render.  This doesn’t impact on the overall budget and is only in recognition of recommendations from the auditor on what budget certain costs should sit within.

· An update on the progress made within the early stages of the Fire Safety contract was provided and projections on what will be achieved and the level of anticipated spend against the budget for 2019-20 were also outlined.    

· Background was provided on the over-spend on the Render budget heading.

· The increased costs attached to the installation of kitchens with properties till the end of Q3 was highlighted.  Background information and context was provided by the Director of Asset Management.  It was also confirmed that this information will be reviewed to ensure that our lifecycle costs for kitchens are accurate based on the programmes across the last 2 years.

· The over-spend on the boilers budget was highlighted and information was discussed in relation to the reasons for this expenditure and also where the position will be at the year end.  

· An update on the Bathroom programme was provided and it was confirmed that this will be completed and assessed by the end of February.  A report will be written on the overall contract performance including final spend against budget for the Board.  

The Board noted the report.
4.5 Risk Control Log Update

The Director of Corporate Services explained the changes to the Risk Control Log from last report. Various risks have been downgraded and rescored to less than 12. This includes the risk on Internal financial Controls, out of date Business Continuity plan as mitigating action has been completed or is in process. The Board noted the four new emerging risks in the quarter.

The Board noted the update.

4.6 Tenant Satisfaction Survey Action Plan Update

The Director of Customer Services updated the Board on progress made with the Action Plan arising from the 2019 Tenant Satisfaction Survey.

The Board noted the update.

4.7 ARC Areas for Improvement Update

The Director of Customer Services updated the Board on progress made with the Actions for Improvement arising from the 2019 SSHC and EESSH returns.

The Board noted the update.


	5
	Any other business - None

	6
	Date and time of next meeting –  14 May 2020


Approved at the meeting held on: _______________________

Signed by Chairperson: ____________________________

Date: __________________________________________

Tenant Scrutiny Panel

Thursday 6th February 2020 @ 10.30am- 

Barrhead Housing Association Office 

Present:  

J Geddes, L. Hendry, J McShane, M Woods, J. Piatkowska
Apologies:

R Connelly

In Attendance:
Lorraine Dallas, Director of Customer Services




Helen Sutherland, Director of Corporate Services (part of meeting)

1. 2020/21 BUDGET & BUDGET SETTING

The Director of Corporate Services went through the background of how a budget is set, and the types of things housing associations need to take account of, which includes:


· The short and long term objectives of the organisation
· Trends
· Looking at what the Association want to achieve
· Any legislative/Health and Safety requirements such as finding nearly £500k to upgrade smoke alarms
· Costs associated with loans and staff costs.
The Director of Corporate Services then went through headline figures for the 2020/21 draft budget.  This included going through each heading and providing examples of items that would fall under these headings.  

Reference was also made to the Rent Consultation process and the proposed increase which was a direct result of the above process in determining what the increase should be. 

J McShane asked about rent arrears against Welfare Reform where it was confirmed that these figures were assumptions based on current and imminent social security changes affecting both the UK and Scotland. 

Clarification was sought regarding the spend noted against medical adaptations where it was confirmed that funding under this category was covered by Scottish Government grant.

The Director of Corporate Services left the meeting at this point.

2. RENT INCREASE/CONSULTATION LEAFLET
The Director of Customer Services went through the recently issued rent consultation leaflet.  The Scrutiny Panel members felt that the content was user friendly and clearly highlighted what their rent paid for.

Discussion took place regarding the number of void properties allocated within the year and our own allocation policy.  Clarification was provided regarding the end of the Common Housing Register and that BHA have control over their own allocation process. 

Members felt it was good to provide options this year to provide enhanced services for the community, but understood that in the current economic climate, the majority of tenants would choose a lower increase.

DATE OF NEXT MEETING 
Thursday 5th March 2020 @ 10.30am
Barrhead Housing Association Limited

	To:
	 Governing Board
	Date:
	27th February 2020


	Agenda No.
	5.2
	No. of Pages
	5

	Subject :
	Governance and Compliance Report
	Author :
	Chief Executive


1. WHY IS THIS BEING REPORTED TO COMMITTEE?

	This is a summary and regularly updated governance and compliance report and is mostly for information. Any specific details will be fed into self-assurance and compliance reporting at the end of March 2020 and for completion of the annual assurance statement in October 2020.




2. ASSURANCE STATEMENTS, REGULATORY STANDARDS, LEGAL STATUS, AND GUIDANCE – compliance
	Assurance statements and Regulatory Standards-  

The new regulatory framework requires RSL’s to have assurance and evidence that it considers a wide range of issues including governance self-assessment, Social Housing Charter and EESSH/SHQS performance, equality and human rights, legislation issues properly when making decisions. 

Further Guidance – RSL toolkit from SHR released 31st July 2019.


3. REGULATORY NON-COMPLIANCE – IMPROVEMENT AREAS
	No material non-compliance areas to report. Areas for continuous improvement were noted for business continuity plans and asset management strategy and two recommendations have been received/reviewed. 

Progress is being made with the business continuity plan and completion of AMS, both of which should be approved by the Board before the end of this financial year.


4. SUMMARY OF MAIN ISSUES IDENTIFIED/DISCUSSED
	GENERAL UPDATE REPORT as follows:

4.1 Governance Annual Assurance Statement, AAS
Submitted October 2019. 10 RSLs now selected for SHR visits and lessons learned will follow. SFHA developing feedback. SHR due to issue individual RSL responses. Risk assessments have commenced. 

For October 2020 – work has now commenced on the review of the SFHA toolkit – 17 separate tables have been identified for updating to the Board. Additional evidence gathering and self-assurance reporting to the Board continues for each Board report. In relation to Asset Management Strategy, an updated version will come to the Board in March 2020 which will be more in line with the first 5 years and updates to Brixx financial modelling. The Business Continuity Plan review is underway and should also be completed by March 2020. The next round of assurance will commence from March 2020 with an update on the toolkit and self-assessment against the 7 regulatory standards. Staff will identify and discuss with the Board specific areas that would benefit from a more forensic approach from internal audit.

4.2 Business Planning and Strategic Options appraisals

Business planning, strategic options and succession planning (staff and Board) – the current strategic objectives action plan is now being updated to map progress against year 1 and move non-completed areas into year 2. The staff and Board succession plans have now been updated and reviewed with the Board. The strategic options appraisal report will be presented to this meeting.  The Business Plan will be updated to reflect this progress.

4.3 Pension Consultation

Following the report and presentation to the Board by Chiene + Tait in November 2019, consultation with the (redacted) members of the Defined Benefit scheme took place on Wednesday 15th January 2020 and the week after. Further presentations and discussions were made available on 15th Jan 2020 to all staff members too. The response from Chiene + Tait is attached and G Birrell has indicated that he is available by phone should Board members require further information. Board approval is required on the increased contributions for Defined Benefits and the recommendation to re-invest savings made from NI as reported. The Association can then complete the Form of Approval for onward submission to TPT. Board members are reminded that TPT require three months’ notice of any change so the earliest date for implementation is likely to be June 2020.

4.4 Development Agency Services

Chief Executive has checked the financial regulations and for a specialist service, we can provide a degree of flexibility for tendering, so the appointments are sufficient meantime. The overall service and use of two development agents, however will be kept under review. Staff will monitor performance, costs and quality of service and report back later in the year.

Maryhill HA has agreed that Board preparation and reporting will be part of the SLA and that the fee structure between the two post-holders will be reviewed. We await this information along with a revised SLA. They have responded positively to the need for a review of the service. It is proposed that we continue to report on development activity to the main Board rather than to resurrect the development sub-group meantime. 

4.5 Development – Neilston Road.

It is anticipated that the 12 new affordable units will be completed in late April/May 2020 and the Association will wish to organise an official Opening of the development. Clearly invites will commence with the Housing Minister, ER Convener of Housing, and local Councillors representing the area, along with all BHA Board members, representatives from staff and invited guests including local housing associations, East Renfrewshire colleagues, and Scottish Government along with Triodos bank. Following the official opening, we can arrange to have refreshments at the Traveller’s Rest in Neilston.

4.6 Feasibility Study Main Street, Barrhead

Barrhead HA and East Renfrewshire council have been approached by the Church of Scotland Main Street to indicate that the church is due to be declared surplus to requirements very soon with the foodbank moving to an alternative site. Given that the United Reform Church on Arthurlie Street is also empty and in need of repair, agreement has been reached to consider a wider feasibility study for the area to consider the potential for future affordable housing. Architects are being sought through the Scottish Procurement Alliance framework and results will be known by the meeting. Board will be asked to consider funding 50% of the feasibility study costs as it will be unlikely that we will get Scottish Government funding but we will attempt to do this. £redacted has been set aside in the budget for 2020/21. An update will be provided at the meeting.

4.7 SFHA updates

Scottish Government budget – SFHA indicated disappointment that key areas including energy efficiency and adaptations were not given more prominence. They were however, pleased with a continued commitment to the affordable housing budget for new housing but raised concerns about continued lack of information on funding beyond March 2021. 

Scottish Government Housing 2040 – consultation continues with a variety of events being held including local authority consultation. Innovation is at the centre of this consultation.  

4.8 GWSF updates –

Response to SG Housing 2040 consultation circulated to the Board by email. GWSF stresses the need for a commitment to ongoing investment in housing alongside the need for innovation. GWSF has indicated that further guidance on equalities and human rights may be available in May/June 2020 despite the fact that monitoring and reporting for the Social Housing Charter will commence from 1st April 2020. Further work with Scottish Human Rights Commission is being taken forward by GWSF.

Following our unsuccessful bid to Investing In Communities funding, 3 FLAIR associations raised our concerns that RSLs were being generally squeezed out of traditional wider role funding streams – GWSF has come back to confirm that following a survey of RSLs, only 12 GWSF members had been successful out of 250 projects granted. GWSF are now raising this formerly with Aileen Campbell MSP, Cabinet Secretary for Communities and Local Government to convey members’ concerns.
4.9 Scottish Housing Regulator updates – 

At the recent SFHA chairs conference, George Walker, SHR’s chair highlighted the important role RSLs can play in addressing homelessness and the need for effective partnerships between local authorities and RSLs. 

4.10 Internal Audit Wylie + Bisset, Year 2 of programme – 

Years 1 and 2 have now been concluded and a review of the programme will be required before we complete year 3. A decision will be required to extend the contract by a further year or re-tender. BHA has received confirmation that it has been awarded Cyber Essentials and plans to meet Cyber Essentials Plus within 3 months are now progressing. Areas covered to-date including- assurance statements, IT cyber security and in-house repairs, internal financial controls, GDPR/FOI. Areas previously highlighted for year 3 include allocations/compliance with Housing (Scotland) Act 2014.

4.11 Governing Board 

Induction for new Board members commenced and is being reviewed. Appraisals will commence in May 2020. Attendance at the Audit and Risk Board is not good so a review of this will be required. Over the last 12 months, attendance levels totaled 47% overall, against 66% for Governing Board attendance (year to date). Board feedback would be welcome for this review.
4.12 Governing Board Development (Budget £ 6500)
There is insufficient interest in running the FLAIR Academy workshops in-house so those interested will be given details of the next FLAIR training dates due to commence in April/May 2020 with the next recruitment. Training will be picked up again in the next round of appraisals.

4.13 Chief Executive’s Appraisal 
Completed - 23rd April 2019; reported to the Board on 2nd May 2019. Mid-year review took place on 7th November 2019 - report to Feb 2020 meeting due. Next appraisal due April 2020

4.14 FLAIR:


FLAIR Annual Meeting – Thursday 21st Nov 2019 in Barrhead HA – Sally Thomas from SFHA attended and will be invited to a FLAIR Director’s meeting in the Spring. John Hamilton has been confirmed as FLAIR spokesperson. FLAIR annual conference is now being proposed for Thursday 18th June 2020.

4.15 Barrhead HA sponsorship

Over recent years, the Association has sponsored and entered the East Renfrewshire Chamber of Commerce awards and last year the decisions was made to support the inaugural Barrhead Business Improvement Awards. As it would be costly to support/sponsor both, it is proposed that these are alternated each year so that the Chamber awards will again be supported this year – we have submitted nominations for both – attendance at the Chamber awards for Friday 12th June 2020 from Board members is requested. Sponsorship for the Chamber will cost £REDACTED +VAT including 5 complementary tickets for the awards dinner. Chief Executive and Director of Asset Management would wish to attend along with 3 Board members.

4.16 LPS Complaint to First Tier Tribunal - REDACTED
4.17 2020/21 Salary Review

The Board agreed last year to implement a 3 year pay award which had been negotiated following consultation with Unite the Union and all employers. As year 2 of the 3 year deal, this represents a 1.60% pay increase for staff from 1 April 2020 (CPI at October 2019 + 0.1%). The Board is asked to note this, and to agree that this 1.60% increase also be awarded to staff employed by our subsidiary, LPS. Both will be incorporated into the separate budgets when ratified.

 


5. COMPLIANCE REPORT (GDPR/FOI/Documents for Execution/Notifiable Events)

	Compliance Report and update from last meeting – 

Documents for Execution/signature by authorised signatories:  

1.  New Telephone contract signed 11th Feb 2020

Freedom of Information

From the implementation date of 11 November 2019 to the end of the reporting quarter (31 December 2019), 1 FOI request was received, which related to electrical safety matters. For Jan/Feb 2020, no further requests have been made and an update on the quarter to 31st March 2020 will follow to the May Board meeting. 
General Data Protection Regulations updates:  4 x GDPR low risk breaches since May 2018; 1 x Subject Access Request made December 2019. Nothing further to report.

Notifiable Events to SHR – none.

Notifiable Events to Care Inspectorate- this is new and will be updated each month – the list of notifiable events for CI is much more extensive but a report will be made to March 2020 Board meeting

Business Continuity updates to Strategy: - this is new and will be required after approval of the new Strategy in March 2020.


6. WHAT OTHER OPTIONS ARE AVAILABLE?

	N/a


7. WHAT ARE THE IMPLICATIONS, IF ANY, FOR LEVERN PROPERTY SERVICES?

	Further work required on increasing understanding and knowledge of self-assurance toolkit and Assurance Statement. LPS Board members invited to the business review day in November 2019. LPS Board training plan to be completed.


8. Tenant Representation – measures taken/need to be taken 

	Tenant Scrutiny Panel: (discussed/still to be discussed/feedback reported) – latest Minute circulated to Board members.
Wider consultation: (yet to complete/completed/feedback reported) – nothing specific
Surveys: (yet to be completed/completed/feedback reported) – 


9. EQUALITY and HEALTH AND SAFETY ISSUES

	Board to receive an update on equalities action plan. No health and safety issues identified – new training programme has been developed for staff and will include re-fresher training for the Board.


10. BUDGET IMPLICATIONS

	Internal Audit budget in place; Business continuity development budget also approved.


11. RISK ASSESSMENT

	Nothing specific


12. ITEMS ENCLOSED WITH THIS REPORT – (further reading/jargon explained)

	None


13. PUBLICATION SCHEME – CHECKLIST

	Updates required: Complete Website update: all Board reports unless exempt will be updated to the website to comply with FOI.                                


14. RECOMMENDATIONS

	The Board is asked to note the current position regarding this updated report and seek further clarification where required. All correspondence items now issued separately by email.


Jargon: 

RSL=Registered Social landlord

GB= Governing Board




ERC= East Renfrewshire Council

FLAIR= Federation of locally based associations in Renfrewshire and East Renfrewshire (Barrhead/Bridgewater/Linstone/Ferguslie Park/Paisley and Williamsburgh HA)



IFAIR – FLAIR plus Cloch, Oaktree HA

SFHA = Scottish Federation of Housing Associations

FOI = Freedom of Information

SHIP = Strategic Housing Investment Plan

LPS = Levern Property Services

ARC= ANNUAL return on the Charter

EESSH= energy efficiency standard for social housing

AGM= annual general meeting

TPT= the Pensions Trust
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15. WHY IS THIS BEING REPORTED TO BOARD?
	A budget for the year ahead is produced as part of the overall business plan. The strategic plan has to be viable in financial terms. 

Taking into account the feedback from the rent consultation and updated cost information the draft budget has been updated.


16. ASSURANCE STATEMENTS, REGULATORY STANDARDS, LEGAL STATUS, AND GUIDANCE - COMPLIANCE
	Standard 3: RSL manages its resources to ensure its financial well-being while maintaining rents at a level that tenants can afford to pay. Especially….. the RSL has effective financial controls to effectively manage costs and outcomes and controls costs effectively.

Standard 4: the governing body bases its decisions on good quality information and advice and identifies and mitigates risks to the organisation’s purpose. Especially……… the GB receives good quality information and advice from staff and advisers; GB challenges and holds senior staff to account…….GB identifies risks and has effective strategies for mitigation, internal control and audit.

Scottish Housing Regulatory standards




17. REGULATORY NON COMPLIANCE – IMPROVEMENT AREAS
	None identified.




18. BACKGROUND/METHODOLOGY

	The draft budget is produced by the Director of Corporate Services after discussion with the Chief Executive and the senior team. Decisions are made on the appropriate assumptions from the prevalent economic conditions and projections, from historic costs and trends and from the business needs and aspirations.




19. SUMMARY OF MAIN ISSUES IDENTIFIED/DISCUSSED

	The final budget has been produced based on a 1.5% rent increase as illustrated in the draft budget. This reflects the October CPI level.

This is the 6th year of harmonizing rents which means that the rents still being harmonized have an adjustment added or subtracted from the 2019/20 rent and then the increase is added to that total.

CPI for October was 1.5%, 1.5% for November, 1.4% for December and 1.8% for January.  

Rental Income will also increase from new builds. Assuming Neilston Rd development is off site by May 2020 meaning in 2020/21 we will receive 10 months’ rent.

Also assumed that Blackbyers is on site and complete by February 2021 with rent receivable for this site from March 2021.  Dealston Rd and Lyoncross are also assumed to start during the year but won’t be complete to contribute to rental income for the year.

Salaries have been increased by 1.6%.  (CPI 1.5% +0.1%). There are 2 new posts – a Grade 7 Technical officer and a modern apprentice for 12 months. The DB pension scheme contributions have increased to 13.9% and 12.1% for the Care 70th and 80th respectively.

Day to day repairs have been increased 3% Cyclical has been maintained at the same level. Void expense costs have been kept the same but a budget has been set aside in the capital budget for void component replacements of £50k.

The most significant factor for noting is the overall Planned spend required of £972,175. This includes £405k for the fire safety work, £125k of this is a carry forward from 2019/20. Details of the projected spend are listed on the assumptions sheet.

 For general overheads we have attempted obtain accurate costs as much as possible. In the main however inflation has been applied between 1.5 and 3%.

The budget is estimating a surplus of £628,284. 

With the progress of the developments we will have drawn down £1.855.6K of the £3,545 facility from Triodos.

The movement in cash reserves is a good indicator on whether adequate income is being generated to cover costs.  Due to the large planned spend there is only a small cash inflow in the year of just over £14k. This is obviously very tight therefore strong budgetary controls will have to be maintained to keep within the budget.

All bank covenants are met.


20. WHAT OTHER OPTIONS ARE AVAILABLE?

	All members of the Senior Management Team have been involved with the budget setting process and all know costs have been included.


21. WHAT ARE THE IMPLICATIONS, IF ANY FOR LEVERN PROPERTY SERVICES?

	Costs to and income from LPS have been included.


22. EQUALITY ISSUES
	None


23. BUDGET IMPLICATIONS

	N/A




24. RISK ASSESSMENT

	All bank covenants are met by this budget and the cash reserves are maintained.


25. HEALTH AND SAFETY ISSUES

	None




26. ITEMS ENCLOSED WITH THIS REPORT/FURTHER READING/JARGON EXPLAINED

	None



27. RECOMMENDATIONS
	To approve the Final Budget.
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28. WHY IS THIS BEING REPORTED TO COMMITTEE?

	This report is part of the annual budget and rent/service charge setting process.     


2.        ASSURANCE STATEMENTS, REGULATORY STANDARDS, LEGAL STATUS, AND   
            GUIDANCE – compliance

	Assurance statements-  This report provides assurance to the Board that the Association is taking steps to consult with customers in relation to rents and service charges, and that our customers views are being taken into account in our rent setting arrangements
Regulatory Standards-

Charter Standards

Standard 13, 14 & 15 – detailed further within this report. 

Regulatory Standard 3
Developing Financial Plans

Regulatory Standard 4

The RSL should be able to demonstrate how rent affordability for tenants has been considered and how it has determined if rents are affordable now and in the future.

Financial Health Check

Rent Affordability

Legislation 

The process is a requirement of the Housing (Scotland) Action 2001 and follows guidance from the Scottish Housing Regulator.

Guidance -


3.         REGULATORY NON-COMPLIANCE – IMPROVEMENT AREAS

	No non-compliance areas



4. SUMMARY OF THE MAIN ISSUES IDENTIFIED/DISCUSSED 

	The Rent Consultation commenced at the beginning of January and an individual newsletter was issued to each tenant seeking views on 2 options, being 1.5% to retain existing services or 2.5% to provide a range of Community Regeneration activities.    This was run in conjunction with staff making contact with residents to obtain feedback; meetings with our sheltered residents and our Tenants Scrutiny Panel.  Furthermore, we developed a Survey Monkey for responses which has proved very successful. 

Affordability is an important factor to take account when calculating proposed rent increases.  The ever adapting SFHA/Housemark Affordability toolkit was used to calculate our rents for our 2020/21 increase.

The Income Type  within this toolkit used to calculate the affordability of our rents has been based on a Moderate Incomes approach (ASHE 30) and Living Wage, given we are an Accredited Living Wage Employer.

This report:

· Highlights the consultation methods used with residents

· Summarises the results from our consultation with tenants

· Makes final recommendations on the proposed increase for 2020/210 rents & service charges of 1.5%
· Provides a breakdown of the revised Service Charge Costs
· Provides an update on the position with our rents that will be harmonised as at 2020/21
Gives an update on recent benefits being implemented via Social Security Scotland.
Since the toolkit has been reviewed it has become a somewhat complicated means of assessing affordability.  There are infinite options provided based not only on 5 affordability measures, but can be based on 11 income types, for 9 household types.  All can be plotted based on between 1-4 bedroom properties. 

We can compare our rents to our Local Authority areas, but, there is now no affordability baseline to measure our rents against.  As a result this reports uses the SFHA affordability criteria which is:

Proposed Rent as a percentage of income

Up to 24%                      is affordable

Between 25% to 29%     is on the margins of affordability

Over 30%                          is not affordable to our tenants


5. WHAT OTHER OPTIONS ARE AVAILABLE?

	None.


6. WHAT ARE THE IMPLICATIONS, IF ANY FOR LEVERN PROPERTY SERVICES?

	None


7. Tenant Representation – measures taken/need to be taken 

	Tenant Scrutiny Panel: (discussed/still to be discussed/feedback reported)    TS panel consulted on. 

Wider consultation: (yet to complete/completed/feedback reported)

Full consultation process undertaken and reported on within this report. 

Surveys: (yet to be completed/completed/feedback reported)


8. EQUALITY and HEALTH AND SAFETY ISSUES

	None 


9. BUDGET IMPLICATIONS 

	This report forms part of the Budget setting process with its underlying assumptions about revenue.


10. RISK ASSESSMENT

	We need adequate revenue to meet the Association’s business objectives whilst ensuring that the organisation is finally viable.


11. ITEMS ENCLOSED WITH THIS REPORT/FURTHER READING/Jargon details here

	Rent Consultation responses (5.4a)

Glasgow & West of Scotland Forum Survey (5.4b)


12. PUBLICATION SCHEME – CHECKLIST

	Updates required: Complete Website update:  

                                Internal Policy review/circulate/consult:  

The website will be updated on what is agreed to go out to consultation on and our Rent Policy will be updated as a result of the % increase.


13. RECOMMENDATIONS

	The Board is asked to approve :

a. the proposed rent increase of 1.5% for rents & service charges

b. the revised costs of general needs and sheltered service charges

c. the increase to shared ownership rents & Management Fee of 1.5%




1. INTRODUCTION

Our annual review of rent and service charges is a key part of the budgeting and business planning process. One of the core principles considered in applying an annual rent increase for Scottish Secure Tenants surrounds the affordability of our rents whilst also meeting regulatory requirements in terms of choices and consultation offered to our tenants.

The annual review of rent and service charges is a key part of the budgeting and business planning process. The core principles considered in applying an annual rent increase for Scottish Secure Tenants and shared ownership properties are derived from the Association’s budget, and also the Association’s medium to long term financial commitments.  This report details the recommended rent & service charge increases for 2020/2021. 

Any annual review also takes account of the Rent Harmonisation Process that was previously agreed by the Governing Board and therefore includes rents that will have adjustments undertaken as part of the Rent Harmonisation Process. 

This report:

i. Summarises the results from our consultation with tenants which includes the result of options that were provided to continue with community regeneration projects

ii. Looks at affordability based on the SFHA/Housemark Toolkit

iii. Looks at value for money and comparability

iv. Makes final recommendations on the 2020/21 rents and service charges of 1.5% on tenancies and Shared Ownership Occupancy Charges.

Note: Barrhead have 3 tenancies where the rent is set by the Rent Registration Officer and are therefore not determined by our own rent policy. These “Fair Rents” are reviewed on an ongoing basis, not at a single point during the year. 

We have 1 Sharing Owner’s “rent” and this will be subject a similar proposed 1.5% increase. In addition the Shared Ownership Management Fee will also increase by a proposed 1.5%. 

2.
THE LEGAL FRAMEWORK 

Legal Framework

2.1
The legal framework in relation to rent setting and rent consultations is contained in the Housing (Scotland) Act 2001, which requires social landlords to consult tenants and take account of their views when making decisions about proposed rent increases.  Before any increase is applied, landlords must consult tenants affected by the proposal and have regard to their views. 

The Scottish Social Housing Charter established a performance/regulatory framework for setting rents and service charges. The Charter Outcomes below are relevant to this process.

· Standard 13 - Social landlords manage all aspects of their businesses so that: tenants, owners and other customers receive services that provide continually improving value for the rent and other charges they pay.

· Standards 14 & 15 - Social landlords set rents and service charges in consultation with their tenants and other customers so that: a balance is struck between the level of services provided; the cost of the services; and how far current and prospective tenants and service users can afford them.  Tenants get clear information on how rent and other money is spent; including details of any individual items of expenditure above thresholds agreed between landlords and tenants.  These outcomes reflect a landlord’s legal duty to consult tenants. 

Regulatory Standard 3
Developing Financial Plans

· The chosen approach to budgeting should take into consideration…. The risk impact associated with rent affordability, welfare reform….


· RSLS should have a good understanding of cost structures….taking into consideration the impact of all future rental scenarios.


Key Financial Reporting Outcomes

· Rent Affordability – good understanding of how the rent policy impacts on tenants both now and in the future and what effect changes to this policy will have on the RSLs sustainability.


Regulatory Standard 4

The RSL should be able to demonstrate how rent affordability for tenants has been considered and how it has determined if rents are affordable now and in the future.

2.2   
Scottish Housing Regulator
The Scottish Housing Regulator published a report in November 2016 and 
highlighted that tenants found it easier to gauge value for money when they 
can clearly see the relationship between the cost of the service and the level 
of service.  


The Regulator confirmed that “Social landlords should consult tenants about rent increases in ways that enable them to express informed views on options for different rent levels with clear information on what they mean for services and investment in homes” and offered the following recommendations, Social Landlords should:

2.3        The Scottish Housing Regulator recently undertook a Thematic Report on Rent Affordability     
       via the National Panel of Tenants and Service Users.  It found that:

· over a third of panel members have experienced difficulties in affording their rent. 
· More than two thirds are concerned about the future affordability of their rent. Their concerns focused on rent increases and changes to income, particularly through changes in benefits. 
· Nearly a third felt they are not managing their finances well and more than half have concerns for their future financial circumstances.
· Four fifths of landlords increased rent in 2018/19 at a rate above inflation (Consumer Price Index). 
· Four fifths of all landlords plan rent rises above inflation in the coming year; only four landlords plan to keep rents at the same level and none plan to cut rents.
 
Every year the Regulator analyses landlords’ data from their annual returns on the Social Housing Charter.  This has shown that the average rent increase in 2018/19 was 3.7%.  This is up on the previous year’s level of 2.4%, and is at the highest level since monitoring began in 2013.  
 
The Regulator has therefore stated that:


· affordability continues to be a concern for significant numbers of tenants
· whilst all landlords are not starting from the same position on rent levels, no matter the starting point, rents that increase above inflation are likely to become less affordable.
· the level of rent increase will feature prominently in their assessment of the risk each landlord presents.  
3.        TENANT CONSULTATION ON 2020/21 RENT REVIEW
3.1       Consultation Methods

There have been various approaches to consultation with tenants:


· A consultation leaflet was issued to all tenants in January and offered a variety of ways to respond with their views.  This leaflet provided 2 options for residents (detailed further in this report)

· Consultation with the Tenant Scrutiny Panel took place in February 2020

· We held a consultation event with Sheltered Tenants in February 2020

· Staff completed telephone surveys throughout January/February 2020

· Views were sought when tenants came into the office and also when staff carried out home visits

· Information was posted on our website, on Facebook and our twitter account 
· We introduced a Survey Monkey  - and then emailed 377 and texted 804 tenants reminding them to complete our survey which included a link to our survey monkey.
Due to the lack up update on 3 separate consultation events that were arranged last year, staff did not seek this as a means of consultation.

3.2
Rent Consultation Leaflet

The Rent Consultation leaflet was further revised and provided information on: 


· What services rents provide & how we performed on a range of Key Performance Indicators 

· rent comparability with other local social landlords

· a detailed breakdown of improvements that have been carried out the current year, together with associated costs

· a detailed breakdown of planned improvements over the next 5 years together with associated costs

· Development projects that are in the pipeline over the next 2-3 years

· Community benefits brought about via procurement projects

· Information on the additional income we have helped tenants receive via our Welfare Rights Service, which amounted to £142,726

· Scottish Government legislation on our responsibilities and costs associated with the installation of smoke alarms and EESSH standards 

· We included 2 opportunities to be included in a free prize-draw to encourage maximum responses.

· Save the date – We advised tenants of our intention to hold a Tenants Information day on Saturday 16th May 2020.  

· We provided 2 rent increase options this year to either maintain the current levels of service or look to develop a range of Community Regeneration Activities within our Communities. 

3.3
TENANT RESPONSES TO RENT REVIEW 
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This is the first year the Association have utilised Survey Monkey as a means of tenants to communicate their responses and notably the highest rate of returns recorded since the 2014/15 consultation.  

The graph below highlights the difference in returns via Survey Monkey and via returned paper survey forms. 
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12 tenants completed both a paper return and a survey return. 
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The above graph highlights the spike in responses via survey monkey at the point where we issued 804 reminders by text and 377 reminders by email – all including a link to the survey monkey. 

All comments received are available via the Board drop-box.

4   
VALUE FOR MONEY TREND
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In our most recent Tenant Satisfaction Survey 79% were of the opinion that their rent represents very or fairly good value for money.   Compared to the previous survey carried out in 2016, the proportion of respondents of the opinion that their rent represents very or fairly good value for money has decreased significantly from 94% to 79%.  This is against a Scottish Average of 83.2% for 2018/19.
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5
CHOICES AND OPTIONS 
The Regulator has consistently highlighted the importance of landlord providing options where landlords should “give tenants genuine options and choices during rent consultations”. 
5.1
Glasgow West of Scotland Forum
GWSF regularly surveys its members to ascertain proposed rent increases and, where noted, any options that have been provided to their respective tenants.

Of the 30 organisations who responded in 2019/20 - only 7 (23%) landlords made any reference to giving tenants options.

Within the 2020/21 survey as at 17th February 2020 16 (34%) of the 46 landlords  who responded confirmed they will/have provided options.  

  
Looking at a range of choices offered, this seems to be around: 


· a higher % to provide improved services (which are not defined) 
· a % increase to provide existing services to tenants
· a higher % to provide enhanced services such as tenancy support for vulnerable tenants and bring forward improvements

· a lower % with an undefined reduction in levels of service being proposed

Any option to bring forward improvements to stock will only ever benefit a defined number of tenants where, for instance, a kitchen programme which is being brought forward within a block of properties.

A number of landlord state that they will not be in a position to offer options at this stage as they are either undergoing harmonization or carrying out a restructure of their current rent setting policy.   A full copy of the response is available via the Board drop-box. 

5.2
Barrhead HA Rent Increase Options 

Options were given within this years’ rent consultation leaflet.

Option 1
1.5% (CPI at October 2019) to continue with existing services

Option 2
2.5% to provide a number of Community Regeneration Projects 
throughout our communities.  

The leaflet also provided examples of the wide range of Community Regeneration Projects that have already been undertaken, highlighting both the internal and external funding which was made against these projects.  

Given the recent amalgamation of funding streams and enhanced access to these streams, RSLs have seen a significant lack successful bids for external funding throughout the whole housing sector. Tenants were asked if they would be prepared to pay an additional 1% to continue with some of these successful projects.  Examples were provided of what 1% (£40,000) would allow us to achieve.  The results are noted in the following graph. 
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The Board are also asked to note that a recent briefing by GWSF has highlighted that in the recent round of Investing in Communities fund (ICF) of the 250 successful applicants only 16 were Housing Associations.  This will be of concern for any RSL who is trying to bring forward essential Community Regeneration activities to complement their own strategies and that of the Scottish Government. GWSF has indicated this will be taken this up with the Scottish Government Minister.

6.        
AFFORDABILITY 

6.1
SFHA Affordability Toolkit 

In 2018 SFHA launched an Affordability Toolkit in 2018 which allowed landlords to test this ‘moderate incomes’ approach, which could be examined when setting rents.

This approach has been used to scenario test our proposed rent increases since 2018/19.  
The consistent message highlighted throughout our scenario testing is that Single Persons and Single Pensioners are mainly impacted by the affordability of our rents.  
6.2
SFHA/HouseMark Toolkit

More recently, HouseMark launched a new rent affordability toolkit in partnership with the Scottish Federation of Housing Associations (SFHA). This toolkit developed the SFHA existing rent affordability tool, to include new datasets, a greater number of affordability measures and a new interactive dashboard format. The tool calculates five affordability measures for a proposed rent and allows for the users to see how the rent and affordability measures compare to other local social landlords. 
A range of income types and household sizes can be used to test rents against and household incomes are calculated using the methods developed by the Joseph Rowntree Foundation.   The main data used, based on the previous toolkit surround the Proposed Rent as a % of Income and Income after rent above the minimum standard.

6.3
Using the Toolkit

The Board should note that the current toolkit continues to be a complicated and confusing method to working out the affordability of our rents.
There is currently no baseline to use to determine if our rents are affordable.  When HouseMark where asked about this they stated that SFHA decided to move away from ‘being prescriptive’ and don’t want to formally state what the triggers between being affordable and not being affordable are , and that this would be up to landlords to decide.  Furthermore, there continues to be a lack of meaningful data set for East Renfrewshire Council to compare a range of Income Assessments, such as Universal Credit due to the low numbers recorded at present. 

Finally, and most concerning is the methods used to calculate Income left after rent which is above the Minimum Standard.  This has been determined using a range of base-line data such as the cost of a household shopping bill in a particular shop and the outcome could be different based on lifestyle choices, the shop you are using, or indeed the area that you live in.

6.4     Tenant Affordability
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Within the last Tenant Satisfaction Survey respondents that make a rent payment, whether full or partial, were asked how easy they find it to afford the rent payments for their home.  As shown, 52% stated they find them easy to afford, 36% find them just about affordable and 12% stated that they find them difficult to afford. The proportion of tenants who said they find their rent payments easy to afford has decreased significantly since the 2016 survey, decreasing from 62% to 52%. 

It is hoped that the full review of our rent setting and a possible move to average rents may assist with the affordability of our rents. 

6.5
BHA Affordability Toolkit Scenario Testing
For the purposes of looking at the affordability of our rents using the current toolkit, we have looked at 1, 2 3 & 4 bedroom properties and looked at average rents as a percentage of income using the base line figures between 25%-30%.  

This year we have also looked at the under-occupancy of our properties mainly relating to single persons/pensioners and couples/pensioner couples and how this impacts on the affordability of our rents.

If rents are between 25-30% they are highlighted as amber and show where average rents are on the margins of affordability for our tenants.  Average rents over 30% as a percentage of income are highlighted in red and therefore unaffordable to our tenants.

Using the toolkit our average rents have been plotted based on a 1.5% increase (CPI as at October).  We also calculated the smallest and largest rents within each bedroom size to highlight differences in rent via the harmonisation process.

1 Bedroom Property Moderate Incomes 
	1 BEDROOM
	1.5%  Average Rent
	1.5% Income After Rent above Min Std
	1.5% on Maximum Rent
	1.5% Income After Rent above Min Std

	Single Person  
	23.10%
	£51.81
	   30.10%
	£17.94

	Couple
	15.40%
	£82.55
	20.00%
	£45.21

	Couple 2 X FT
	11.60%
	£250.94
	15%
	£216.17

	Pensioner Couple
	15.40%
	£152.33
	20.00%
	£100.21

	Single Pensioner
	21%
	£100.35
	27.30%
	£71.98


1 Bedroom Property Living Wage 
	1 BEDROOM
	1.5% Average Rent
	1.5% Income After Rent above Min Std
	1.5%  Maximum Rent
	1.5% Income After Rent above Min Std

	Single Person
	27.30%
	-£10.66
	35.50%
	-£34.42

	Couple
	18.20%
	-£9.58
	23.70%
	-£33.34

	Couple 2 X FT
	13.60%
	£135.21
	17.80%
	£111.45

	Pensioner Couple
	21.00%
	-£21.27
	23.70%
	£21.67

	Single Pensioner
	18%
	£45.43
	32%
	£14.39


Rents for a 1 bedroom property range from £64.09 to £102.80  
Outcome

	Composition
	Bedrooms
	Moderate Income 

Number Affected
	Living Wage

Number Affected

	Single Tenant
	1
	30
	170

	Single Pensioner
	1
	0
	53

	Total Affected
	
	30
	223


Comparison from 2019/20 against 2020/21
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2 Bedroom Property – Moderate Income – There are no tenants affected based on this approach
	2 BEDROOM
	1.5% Average
	2% Income After Rent above Min Std
	1.5  1 Bedroom Average 
	1.5% Income After Rent above Min Std

	Single Person
	26.9
	28.91
	36.4
	-3.7

	Couple
	17.9
	56.18
	24.3
	23.57

	Couple 2 X FT
	13.4
	227.14
	18.2
	194.53

	Single Parent, 1 Child
	20.7
	£34.01
	28
	£1.40

	Single Parent (2 children)
	16.8
	£57.18
	22.7
	£25.57

	Small Family (2 children)
	12.8
	£135.57
	17.3
	£102.98

	Large Family (3 Children)
	11.2
	109.68
	15.2
	77.07

	Pensioner Couple
	17.9
	111
	24.3
	78.57

	Single Pensioner
	24.4
	82.95
	33.1
	50.34


2 Bedroom Property – Living Wage

	2 BEDROOM
	1.5 Average Rent
	1.5% Income After Rent above Min Std
	1.5% Maximum Rent
	1.5% Income After Rent above Min Std

	Single Person
	31.70%
	-23.45
	43%
	-56.06

	Couple
	21.10%
	-22.37
	28.60%
	-54.98

	Couple 2 X FT
	15.90%
	122.42
	21.5
	89.87

	Single Parent, 1 Child
	24.40%
	-£34.06
	33.10%
	-£66.67

	Single Parent (2 children)
	19.80%
	£26.60
	26.90%
	£59.21

	Small Family (2 children)
	15.10%
	£25.62
	20.50%
	-£6.99

	Large Family (3 Children)
	13.20%
	15.98
	17.90%
	-48.59

	Pensioner Couple
	21.10%
	32.64
	28.60%
	0.03

	Single Pensioner
	28.80%
	25.36
	39.10%
	-7.25


Rents for a 2 bedroom property range from £68.20 to £124.44.

Living Wage
We have 25 Single Parent 1 child families impacted – as shown below
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However, if we start to look at households who may be affected, that currently under-occupy a 2 bedroom property  - it would significantly increases those within the margins of affordability. 

	Households Affected
	2020/21  Moderate 1.5%
	2020/21  

Living Wage  1.5%

	Single Tenant
	Amber 33

Red      7
	Amber  37

Red        34

	Single Pensioner
	Amber 2

Red      4
	Amber 13

Red       6

	Total Affected
	46 Tenants
	90 tenants


3 Bedrooms & Above

Based on the household compositions on our Housing System it shows that we have no tenants impacted by the affordability of our rents based on larger house types via the moderate incomes and Living Wage approach. 

6.7
Affordability Conclusions

Using the SFHA/HouseMark toolkit our average rents have been calculated based on 1.5% increase.   

Going with a 1.5% increase, this shows that on the whole our average rents for 202/21 would be affordable to our residents, regardless of the % increase applied using the Moderate Incomes (ASHE 30th approach) where all 29 out of 30 affected tenants are within the margins of affordability.

Whereas, using the Living Wage approach it highlights:  

248
tenants are affected

224
are in amber and within the margins of affordability

24
cases are in red showing as not affordable.
However, we should be looking more at those who currently under-occupy our properties. 

Furthermore, the % of income left after rent is showing that tenants have a negative income.  When I highlighted this to Housemark, they indicated that landlords are merely disregarding this value and reporting on the % of income against the proposed rent.   Either way, when using this method there is a clear gulf between the moderate incomes approach and the Living Wage figures, and how this impacts on the affordability of our rents to our tenants, as shown in the tables below:

7. RENT HARMONISATION PROCESS 

We are going into year 6 of our Rent Harmonisation process. A reduction or increase has been applied to our rents because rents were either too high or too low.  Following the 1.5% and necessary adjustments, BHA will have fully harmonized 613 rents.

A breakdown of the number and values of remaining properties are noted below.

	Value Banding
	Properties Affected

	(£10-£15)
	21

	(£15-£20)
	36

	(£20-£25)
	13

	(£25-£50)
	26

	(£5-£10)
	28

	(£50-£100)
	1

	£10-£15
	38

	£15-£20
	25

	£20-£25
	23

	£25-£50
	53

	£5-£10
	35

	£50-£100
	13

	>£100
	6

	Grand Total
	318


8.
COMPARABILITY 

8.1
The table below shows increases over the last 5 years for our FLAIR partners, 
     
and ERC: 
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8.2
See Dropbox for details of GWSG landlord proposed increases.

8.3
East Renfrewshire Council Affordability Study

East Renfrewshire Council commissioned an independent company to look at the Affordability of their rents at the tail end of last year.    ERC have calculated affordability as a percentage of a tenant’s earnings based on the minimum wage, the living wage and some households in UC.  They have then plotted the minimum annual earnings that a tenant would need so that their rent is between 25% to 35% of their earnings.

For the purposes of comparison, BHA can only utilise the Living Wage calculations as this is what we have used to calculated affordability over the last 3 years.  The table below is on an assumption of 2.5% increase for ERC and 1.5% for BHA.  It shows a similar trend on affected households. 
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8.4
Barrhead Average Weekly Rents
The table below shows average weekly rents over the last 5 years. 

	Size of Home
	No of Properties

(18/19)
	2014/15
	2015/16
	2016/17
	2017/18
	2018/19
	2019/20 
	Scottish Average 2018/19

	1 apt      
	5
	£42.06
	£43.03
	£47.15
	£61.75 
	£ 63.54
	£67.71
	£70.22

	2 apt
	342
	£65.94
	£69.70
	£71.69
	£73.72
	£ 76.30
	£77.61
	£76.10

	3 apt
	355
	£81.76
	£83.90
	£85.14
	£86.46
	£ 88.68
	£90.67
	£77.70

	4 apt
	208
	£86.63
	£88.66
	£90.72
	£92.72
	£95.47
	£98.39
	£84.44

	5+ apt
	23

(933)
	£107.15
	£108.75
	£110.28
	£112.90
	£116.17
	£119.83
	£93.49


8.5
An increase of 1.5% to our rents would mean an average increase as follows:

	Apartment Size
	Rent Increase Per Week
	Average increase per month 

	1 Apartment
	2.12
	9.18

	2 Apartment
	1.42
	6.15

	3 Apartment
	1.16
	5.04

	4 Apartment
	1.53
	6.65

	5 Apartment +
	1.60
	6.94


Whist the Association rents remain comparatively high the Association’s proposed rent increase of 1.5% is lower than the various proposed rent increases across the 40 Housing Associations surveyed for the GWSF increase.   


9.
SERVICE CHARGES

In addition to reviewing rents, we also review service charges.  Service charges are additional charges on top of basic rent and used to pay for the direct provision of services we provide, such as stair cleaning.  

A full and comprehensive review was undertaken within the 2017/18 review and a further review was undertaken within the 2019/20 review.  This took account of a significant deficit against what we were charged for close cleaning against what we charged back to tenants.    We are now in year 2 of this process.   

General Stock - Average Service Charges

	Average Service Charges   per Month  
	2019/20
	2020/21

	Close Cleaning/window cleaning    *average charge
	12.02
	12.20

	Lift Maintenance 
	9.80
	9.95


No change is proposed to the existing service charges for the sheltered complex which has the most number of service charges.  The table below highlights the proposed changes for 2020/21.  Following an audit of our accounts reductions have been made to a number of services to reduce surplus’ which have accrued against a number of service provided.


	Average Service Charges  Per Month
	2020/21

	Common Room Cleaning
	6.75

	Gas
	2.60

	Close Cleaning
	4.12

	Electricity
	0

	Lift Maintenance
	11.96

	BCAS
	16.70

	
	42.13


10.         SOCIAL SECURITY REFORM 

Social Security Scotland arrived in 2018 to deliver 11 devolved benefits. So far 2018/19 has introduced new 7 benefits in Scotland.  Full details are contained within Appendix 1 for your information.

 
11.      
RECOMMENDATIONS

Approve 

a. the proposed rent increase of 1.5% for rents & service charges

b. the revised costs of general needs and sheltered service charges

c. the increase to shared ownership rents & Management Fee of 1.5%

5.4a 2020/21 RENT CONSULTATION INDIVIDUAL COMMENTS

Option 1 comments

	The association is doing a great job. The work you carry out is good 

	I’m nearing state pension age so I won’t be using stated facilities. I would like to keep the vent as low as possible.

	In my opinion the rent for this flat for me is affordable thee has been 2/3 increase since I moved in here

	Well every cost more wash year

	It’s all other areas that get new upgrades on windows front doors kitchens and bathrooms heating, woodfarm area gets forgotten about and houses are in desperate need of repairs and replaced pay more rent to see no difference

	Less increase due to the rise of cost of living and my rent is 461 just now which I find difficult to pay.

	No matter the rent increase, we will still get the same services, the same homes, and same service regardless

	Never seems to be a freeze on the rent. Windows in my house leak etc. and condensation huge. Also dated bathroom with only a bath. Not allowed to put in shower u less from approved contractor

	Would rather pay less than have the extra facilities

	Only comment on this matter

	Providing good quality housing and services is important, however every year there is an increase, along with increase on council tax, food, petrol, gas and electricity. People’s wages do not increase at the same rate meaning each year gets a little harder.

	BHA rent has increased year on year over the past ten years I've been a tenant. The association inform that rent is used for developing and improving housing stock. However, I have yet to see any improvements to my living space. BHA would benefit from halting further rent increases and focusing on improving the quality of their existing stock rather to keep building new developments that long-term tenants do not get an opportunity to access. I feel that further rent increments will render the ethos of affordable social housing void.

	n/a

	Absolutely disgusted that people get nothing back for paying rent on time some housing associations within Glasgow give. A store voucher for £25 as a incentive I work within a store and get people coming in with them all the time and also councils get 2 weeks free

	I never see much getting done so why pay more

	No need for more rent increases

	none of the enhanced services apply to me

	I think the rent is affordable and of any repairs need done the work is completed ASAP which is great.

	Keep increase as low as possible

	I have lived in my flat for over 5 years. The rent has increased each year yet there has not been anything done to my flat or the grounds in this time. My rent continually increases but I am seeing no benefits of this. The front doors are outdated, the close needs redecorated, the kitchens or bathrooms have never been upgraded. The "grounds maintenance" is beyond basic and there is no close cleaning.

	It does not matter what I would say as I have in the last 5 years been paying double what you always say rise is owing to harmonisation of rents I have 1 bed house and rent every year goes up more than some 3 beds

	Cheapest option isn't always best but in my opinion with this choice, it is my preferred option.

	Not happy with service

	The system seems to be working well

	Don’t see why my rent should go up when you haven’t been out to fix the roof that I’ve reported for 4 years

	Keep your rent at an affordable rate

	I know you do a good job but I have to be realistic on the money side - some people don’t have spare cash

	I am happy with the current state my flat is in and satisfied with any repairs that have had to be made.

	No opinion just personal financial position I am in made me choose the lowest increase

	I think the price is already too high and not adequate to what you do. I think that flats should be in better condition for 350f per month for 1 bedroom

	I understand you want to increase rent to better services but some people can’t afford it to be fair think of the people who are struggling as it is

	The rent for the town houses is quite dear anyway

	When will rent be capped?

	Can’t afford much higher rent I’m afraid

	It's enough of a struggle paying the current rent prices without having extra costs added

	Think rent is too expensive can’t afford increase

	I would go for the 2.5 of in knew what the ‘enhanced’ services entailed.

	Rent should remain the same for the next 5 years

	Rents high enough as it is without increasing it to enhance others. It makes no dramatic change to me.

	I feel the rent charge is enough without a bigger increase. My address is a mess neighbours don’t tidy up they always leave out rubbish, large items and don’t sort it. We don’t get our area cleaned or weeded when others across the road have their grass cut. I pay full rent every month and i feel it’s not worth it. Other parts of Barrhead are lovely from Barrhead Housing but Auchenback is left to rot n ruin. My address is a short cut for many and is always littered with rubbish. The stairs and bin sheds out the front are a disgrace

	A disgrace, considering the area

	Think rents have increased enough in past few years and BHA seem Hughes than other local authorities

	this choice was made as being on benefits any increase affects my outgoing spending

	This is meant to be affordable housing and it certainly isn't when a single parent is having to pay £510 a month

	Every one of my windows are black with dampness as they are old and need replaced I’ve had to buy a karcher to try and get water off windows, need new front doors and leaks from the roof as that need replaced also, the newsletter is always focused on the housing in Barrhead with new upgrades windows doors kitchens bathrooms etc. woodfarm seems to get missed out

	I'm happy with what I’m in 

	I feel the 1.5 option is sustainable

	Thank you

	No Comment

	rent has went up by £32 per month since I have been living here 2 years

	issued by email


OPTION 2 COMMENTS

	All of the projects are really positive and the more help out there the better

	All I have to say that Barrhead housing is always trying to improve better places to live in and I'm a happy tenant

	If the service improves with a rent increase so be it

	Badly need a bathroom upgrade and would be happy with a price increase to facilitate this

	Why not for better living

	I feel that this amount is very fair

	None

	Enhanced equals improvements

	I am happy with the proposals. However I hope the older properties can also be improved. Some are really in need of a makeover.

	When will you put into the outside walls installation to help make place feel warmer and what about updated boiler as well

	The suggestions are excellent

	I’m happy to have a rent increase if it means some of the work on the property I live in can be carried out

	A small rent increase to benefit existing & enhanced services would be doable for my household. However we are both happy with the existing level of service.

	Rent is too high as it is

	If you need delivering digital skills for employability, please do not hesitate to contact me. I work for www.boltlearning.com and we create and deliver online training

	Enhanced services for common good


SOCIAL SECURITY REFORM UPDATE

Appendix 1

The first benefit devolved was Carer’s Allowance Supplement which brings Carers Allowance to the same level as Jobseeker’s Allowance – an increase of 13%. 

The next benefit was introduced in Summer 2019 and this was  Best Start Grant Pregnancy and Baby Payment for low income parents and carers, offering £600 on the birth of their first child and £300 for any subsequent children. This is an improved and increased benefit which replaces the UK Government’s Sure Start Maternity Grant. 

In addition the Best Start Grant school age payment, started in June 2019 – this is a new £250 payment that will be made to low income families around the time they start school. 

Best Start Grant early learning payment, was also introduced at the same time –  which is a new £250 payment that is made to low income families around the time their child can start nursery. Furthermore, the Best Start Foods is a prepaid card that you can now use to buy healthy foods for children under 3. You can use the card in shops and online. This replaces the UK Governments healthy start vouchers which parent’s previously didn’t apply for as they didn’t like paying with vouchers.

Funeral Support Payment started in Aug 2019 the replaced the  DWP’s Funeral Expenses Payment and providing eligible low income families with a contribution towards the cost of a funeral with improvements that has widened eligibility by around 40%. 

Young Carer Grant has now been introduced and is a new yearly payment of £300 for young carers in Scotland. The payment is available to 16, 17 and 18 year olds who spend an average of 16 hours caring for someone who is in receipt of a disability benefit.

With more responsibilities and less free time, many young carers don’t get the same opportunities as their peers. This payment is for them to spend how they choose and it doesn’t matter whether they are in school, further education or training, employed or unemployed. Young carers can combine the hours they spend caring for more than one eligible person in order to reach the 16 hours a week requirement.

2020 will see the introduction of  :- 

Job Start Payment 

The next benefit due to come in Spring 2020 is the job start payment.  This is a cash boost for unemployed young people to support those aged 16-24 year old starting a new job after a period of  unemployment. 

The £250 payment, or £400 for people with children, will help towards travel, clothing, lunches or other costs associated with work when starting a new job.

The biggest challenge will be the devolved powers of the Disability Living Assistance benefits which will replace the current UK Government’s 

· Personal Independence Payment, 

· Disability Living Allowance, 

· Attendance Allowance, 

· Industrial Injuries Disablement benefit and Severe Disablement Allowance.

To remain consistent with the Social Security (Scotland) Act 2018 it will be referred to as Disability Assistance rather than “Disability Benefits”. The current proposed new names for these benefits are

· Disability Assistance for Children and Young People (to replace Child DLA)  - Summer 2020

· Disability Assistance for Working Age People (to replace PIP) – Winter 2020

· Disability Assistance for Older People (to replace AA)  - Winter 2020

· Employment-Injury Assistance (to replace IIDB) – Autumn 2022

Please note these are subject to change and are at consultation at present.
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29. WHY IS THIS BEING REPORTED TO COMMITTEE?

	The 30 year financial plans are integral to the overall business plan and Asset Management strategy. The assumptions contained within these have to be viable and demonstrated by the 30 year projections.

The 8 page appendix has also be sent out by post on A3 paper.


30. ASSURANCE STATEMENTS, REGULATORY STANDARDS, LEGAL STATUS, AND GUIDANCE – compliance

	Standard 3: RSL manages its resources to ensure its financial well-being  while maintaining rents at a level that tenants can afford to pay. Especially….. the RSL has effective financial controls to effectively manage costs and outcomes and controls costs effectively.

Standard 4: the governing body bases its decisions on good quality information and advice and identifies and mitigates risks to the organisation’s purpose. Especially……… the GB receives good quality information and advice from staff and advisers; GB challenges and holds senior staff to account…….GB identifies risks and has effective strategies for mitigation, internal control and audit.

Scottish Housing Regulatory standards

GS4.6 Financial viability

GS4.7 Financial management

Regulatory Standards- Scottish Social Housing charter – 13 Value for Money

Guidance – Business Planning Recommended Practice




31. REGULATORY NON-COMPLIANCE – IMPROVEMENT AREAS

	There are no areas of non-compliance.




32. SUMMARY OF MAIN ISSUES IDENTIFIED/DISCUSSED

	In March 2019 three draft plans were presented to the board. These incorporated the costs lifted directly from the investment plan as a result of the stock condition survey. The inclusion of the costs as per the programme resulted in there being some significant variations in spend in some years and large cash outflows in 4 of the years over the plan.

The view was taken then to leave the plan costs as specified until further work could be done to verify the costs and to check the accuracy of the replacement cycles. Work is still ongoing on this and components are being uploaded into the QL Component module which will be used in future to aid smoothing of the costs to avoid large spend peaks and troughs.

In the meantime some smoothing has been carried out to remove the cash outflows originally shown.

Draft 1 with standard assumptions is being presented for discussion and the effect of any changes to these assumptions will be presented and discussed.

The details of which are explained within the report.




33. WHAT OTHER OPTIONS ARE AVAILABLE?

	The final budget for 2020-21 is being recommended for approval at this meeting. After approval the plan will be rolled over and updated so that 2020-21 will be year 1 of the 30 years. Further ‘what-if scenarios’ will be presented.

When the planned programme has been verified / updated then any revisions will be incorporated into the 30 year projections. 




34. WHAT ARE THE IMPLICATIONS, IF ANY, FOR LEVERN PROPERTY SERVICES?

	This business plan is for BHA and not a group plan. 




35. Tenant Representation – measures taken/need to be taken 

	Tenant Scrutiny Panel: (discussed/still to be discussed/feedback reported)

N/A

Wider consultation: (yet to complete/completed/feedback reported)

N/A

Surveys: (yet to be completed/completed/feedback reported)

N/A


36. EQUALITY and HEALTH AND SAFETY ISSUES

	None




37. BUDGET IMPLICATIONS

	None




38. RISK ASSESSMENT

	The plans take into account development risk and economic factors.




39. ITEMS ENCLOSED WITH THIS REPORT – (further reading/jargon explained)

	None




40. PUBLICATION SCHEME – CHECKLIST

	Updates required: Complete Website update:

                                Internal Policy review/circulate/consult: 




41. RECOMMENDATIONS

	This draft will be updated by rolling on one year. With the Boards approval this will be based on the illustrated assumptions. The updated plan will come back to the board in March for final approval.




30 Year Projections From 2019-20
Introduction

As part of the overall business planning process 30 year plans should be updated that take into account any financial implications from the overall plan.

The Scottish housing Regulator recommends that business plans should include as well as the strategic and operational objectives financial forecasts and scenario planning.

Business planning is a cyclical and continuous process rather than a one off exercise. The plans including the financial assumptions on which they are based should be reviewed at regular intervals and updated to reflect any changes to the economic and financial environment.

The draft presented reflects the economic environment as we currently view it. 

Draft model

	ASSUMPTIONS
	Year 1

Budget

19/20
	Year 2

20/21
	Year 3

21/22
	Year 4

22/23
	Year 5

23/24
	Year 6

24/25
	Year 7+

	General Inflation
	2.4%
	1.6%
	2.0%
	2.0%
	2.0%
	2.0%
	2.0%

	Rent Increase
	3.4%
	1.5%
	2.0%
	2.0%
	2.0%
	2.0%
	2.0%

	Salary Inflation
	2.4%
	1.6%
	2.0%
	2.0%
	2.0%
	2.0%
	2.0%

	Cyclical/DTD

Repair Inflation
	
	
	3.0%
	3.0%
	3.0%
	3.0%
	2.0%

	Planned- Revenue & Capital Inflation
	
	
	3.0%
	3.0%
	3.0%
	3.0%
	2.0%

	Variable Loan Rate
	1.5%
	1.5%
	2.0%
	2.5%
	3.0%
	3.25%
	3.25%

	Voids
	0.7%
	0.7%
	0.7%
	0.7%
	0.7%
	0.7%
	0.7%

	Bad Debt
	1.94%
	1.5%
	1.5%
	1.5%
	1.5%
	1.5%
	1.5%


Long term goal is to keep rent increases at the level of CPI. 

The plan assumes the following developments at a cost of £8.7m, funded by £5.1m grants and £3.545m loan from Triodos. Most of these costs are estimates. Only known costs are for Neilston Rd and Blackbyers.

	Development
	20/21
	21/22
	22/23
	23/24

	
	UNITS OFF SITE
	UNITS OFF SITE
	UNITS OFF SITE
	UNITS OFF SITE

	Neilston Rd 
	12
	
	
	

	Blackbyers
	10
	
	
	

	Dealston
	
	8
	
	

	Lyonscross
	12
	
	
	

	Netherton
	
	
	
	25


The Results

The Board needs to bear in mind that the planned investment requirements are still being verified. This is a complex and lengthy process but will be easier once the components are all on QL and all replacements are automatically updated going forward.

From the information that we currently have on investment the plan illustrates positive surpluses and cash inflows throughout the 30 years.

There are still large difference between some years but any more smoothing of the investment programme at this stage would be too arbitrary. To be meaningful it requires to look at the stock in detail. The costs are listed on the final page of this report.

Loans

	
	Year
	Amount

	Peak Debt
	22/23
	£11,176.6M

	Debt free
	44/45
	


Our two largest loans with Nationwide and Santander are both paid off by 2034, ie 14 years into the plan.  By 2040 the only loan will be £1M with Triodos.

Cash Position

	
	£ ‘000

	Opening cash
	3,866.6

	Year  5
	6,335.5

	Year 10
	8,328.7

	Year 20
	17,061.4

	Year 30
	40,733.2


Summary

During the presentation we will illustrate how the results as per the attached plan will change as we change the assumptions. The following is an example of what can tested and how these impact on the plan results can be illustrated:

· Increase/ Decrease in General Inflation

· Increase / decrease in Repairs cost inflation

· Increase / decrease on interest rates

· Rent freezes

· Increase in Bad Debts

	Planned Investment Programme
	

	
	
	
	
	

	Costs at 20/21 prices
	
	

	
	
	
	
	

	
	
	Revenue
	Capital
	Total

	19-20
	
	78,605
	310,725
	389,330

	20-21
	
	522,450
	449,725
	972,175

	21-22
	
	159,005
	525,391
	684,396

	22-23
	
	99,510
	359,350
	458,860

	23-24
	
	0
	420,000
	420,000

	24-25
	
	78,970
	446,900
	525,870

	25-26
	
	283,950
	344,150
	628,100

	26-27
	
	692,353
	361,900
	1,054,253

	27-28
	
	18,390
	881,450
	899,840

	28-29
	
	147,520
	897,440
	1,044,960

	30-39
	
	4,030,548
	7,378,584
	11,409,132

	40-49
	
	1,942,070
	6,015,135
	7,957,205

	
	
	8,053,371
	18,390,750
	26,444,121


The costs above exclude any investment on the new builds. These have been added in separately.

‘at the heart of the community – investing in your future’

