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1.0
INTRODUCTION

1.1
This Housing Stock Business Plan was first submitted to the Welsh Assembly Government in March 2005. Following discussions with officers of WAG it was revised to take account of queries raised and updated with the most recent financial figures. A third Version was produced in March 2006 after the County Council decided to retain the housing stock and implement the HSBP. It has been updated each year since taking account of annual budget changes.  This eighth version takes account of changes to 2010.

1.2
The first year of the plan is given as 2011/12 and it then covers 30 years but information is also given on past years back to 2005/06. The Plan takes account of the Housing Revenue Account budget for 2010/11, the latest guidance and parameters issued by WAG in October 2010 and initial HRA budget proposals for 2011/12.
1.3
In consultation with tenants, the Council spent several years investigating the options for the future management of the housing stock especially transfer of the stock to a new community ownership housing organisation as an alternative to retention by the Council.  The major concerns were the need to deal with a backlog of repairs and improvements to the stock which were above and beyond the programme of capital investment available under then existing financial arrangements.
1.4
The Council agreed to adopt the Welsh Housing Quality Standard and to take all reasonable practical measures to achieve it by 2012.  The extent of the backlog of works was confirmed by an independent stock condition survey and a contractual programme was devised giving priority to tenants’ views that windows and central heating systems should be improved first.


1.5
At one stage the Stock Transfer model appeared to be the only viable option and a new organisation to be known as Dyffryn Community Housing was established with a Shadow Board of Management and draft business plan.  However during 2004 and 2005 it became clear that stock retention was possible and the HSBP with Prudential Borrowing model was developed.
1.6
In September 2005 the Cabinet agreed to consult with tenants on the basis that the improvement programme could be delivered through the HSBP.  A newsletter was issued to all tenants and a telephone survey was conducted of a statistically valid sample.  On the main question, some 74% of tenants indicated they wished to remain with the Council; 22% said they were unsure; only 4% supported Stock Transfer.  In February 2006 the full Council accepted the recommendation of Cabinet that the stock should be retained and the HSBP should be implemented.
1.7
Since 2005/06 a substantially expanded capital programme has been implemented.  Tenders received for window and door replacement up to July 2007, central heating up to March 2008 and general improvements to May 2009 have been level with or below costs allowed for in the plan.  New tenders received for 2009/10 and 2010/11 show significant savings on estimates.
1.8
Progress on completing works is generally on target to achieve WHQs by 2012.  A detailed database recording progress to WHQS is being established and more details are given in Section 5 below.

1.9
The HSBP has been updated regularly to take account of WAG guidance; HRA Subsidy Determinations; the HRA budgets especially rent increases; capital receipt figures which have reduced as Right to Buy sales have slowed; and other changes in circumstances.  Originally the plan was recognised as running on tight margins based on realistic but volatile estimates and assumptions which are not all in the control of the council.  In fact the viability of the plan has improved each year.  The Wales Audit Office monitors the position and reviewed progress to WHQS as part of the Focussed Assessment for 2009.
1.10
This Housing Stock Business Plan is, therefore, submitted on the basis that it continues to provide a viable option for Denbighshire.  It will be monitored on a regular basis with reports to Cabinet on the HRA and as part of the annual HRA budget setting process.  A formal review of the options was completed in 2009 and the report concluded that stock retention remained the preferred option.  
1.11
The HRA budget and HSBP are managed in accordance with Welsh Office Circular 33/95 and any subsequent revisions.  

2.0 
STRATEGIC ISSUES
2.1 
Denbighshire County Council has developed its Community Strategy in conjunction with its partners. This has now been supplemented by a “Vision for Denbighshire 2025” which follows consultation with the community and sets out the major issues for the County in the longer term. The community strategy is being revised in 2010/11 as part of “The Big Plan”.



The vision of the Community Strategy is set out as follows: By working together, we will achieve a more prosperous, better educated, healthier, greener, safer and more confident future for the people and Communities of Denbighshire.

2.2
The aspirations of the Community Strategy include: Quality, affordable and appropriate housing while safeguarding our environment and providing green spaces.

2.3 
The general completion date of the Community Strategy is 2015 and includes the following target:-


Ensure Housing Stock presently owned by the Council is brought up to the Welsh Housing Quality Standard.

2.4 
Denbighshire has also adopted its Local Housing Strategy after extensive consultation with Stakeholders and the general public.  The first formal version was adopted in 2004.  It has been revised and a second strategy was adopted in June 2007, with an Action Plan which is updated annually.
2.5
The vision of the Local Housing Strategy is: Everyone will have the opportunity to access good quality, affordable housing designed to meet their needs now and in the future, whether they chose to rent or buy a home within Denbighshire.

2.6 
A Strategic Objective of the Local Housing Strategy is ‘to improve the quality of social housing throughout Denbighshire…..’  with an amended action ‘To implement a programme of improvements through the use of Prudential Borrowing to ensure that all Council Housing is brought up to Welsh Housing Quality Standard by 2012’
2.7 
Local Housing Market Assessments have been undertaken in cooperation with other authorities in North East Wales and North West Wales to inform the Local Housing Strategy.  They show very high levels of housing need within Denbighshire significantly beyond available supply. This assessment is supported by the very high numbers on the Housing Waiting Lists for Council dwellings and for those of RSLs, and by continuing levels of homelessness. 
2.8 
The HSBP therefore assumes that virtually all dwellings will be needed during the full period of the Plan and no allowance has been made for hard to let properties or excessive voids. 
3.0 
CONSULTATION WITH TENANTS

3.1 
The Denbighshire Tenants’ and Residents’ Federation (DTARF) is the main forum for tenant consultation and participation. Some 20 Tenants’ Associations are now represented on the Federation and a new Denbighshire Tenants’ Participation Strategy was adopted in May 2008.
3.2 
The Federation has been closely involved in the debate on Housing Options. They nominated the 5 tenants who sat on the Housing Options Working Party and on the Shadow Board of Dyffryn Community Housing.  An Independent Tenants’ Adviser was in place for several years and provided significant support to tenants and groups.
3.3
A consensus view has been clear from tenants as to what the priorities are for improvements to their homes. As a result the programme for Capital Improvements was adjusted.  It still takes account of the work required under the Stock Condition Survey and the intention to achieve Welsh Housing Quality Standards by 2012.  However priority is being given to:
· Windows - every property that needed them has had uPVC double glazed windows and new external doors, major contract now completed.
· Central Heating - full central heating was to be provided, and old or partial systems to be upgraded as necessary, by March 2008; major contract completed.
· Remainder of works to reach WHQS by 2012.
A Framework Contract was introduced in 2009 which should reach all properties by late 2011. Completion revisits will then be undertaken to install WHQS items missed in the routine programme or where standards have increased.

· Environmental Improvement Programme 
3.4 
An expanded Capital Programme was agreed and commenced in April 2005 based on these principles.  This is in line with the draft Housing Stock Business Plan and is affordable at least in the short term.  Continuation of the programme at this level depends upon monitoring of the plan on an annual basis. An Improvements Sub Committee of the Federation influences and monitors the programme.

3.5 
An Environmental Improvements and Minor Works Programme has been running alongside the internal modernisations for many years. This includes hard and soft landscaping, parking areas, fencing and gates, play areas, etc. This follows the guidelines laid down by Groundwork Wales and TPAS Cymru in that tenants are deeply involved in the identification, prioritisation and design of schemes. All Tenants Associations are encouraged to make proposals and DTARF has appointed a tenant as Champion for the programme. During 2010/11 this system is being developed into a set of Environmental Standards against which all estates will be assessed to establish an expanded programme of works to be completed before the end of 2012. Consultation with the Federation should see these standards adopted by March 2011.
3.6
The Council housing stock of Denbighshire can generally be said to be well managed given the performance against national and local indicators on a range of measures including rent collection and arrears, responsive repairs completion, void turn round times, dealing with anti-social behaviour, etc. There is considerable participation with tenants through Associations and the Federation which is formalised in the Denbighshire Local Tenant Participation Strategy adopted in 2008. During 2010/11 this will be strengthened with consideration of formal Service Standards against which performance can be measured. Draft Standards are being discussed with the Federation for adoption by March 2011.
3.7
An accelerated programme has been introduced for dealing with requests for adaptations for disabled people and these now form a significant part of the capital works. The opportunity is also taken to do adaptations, particularly to kitchens and bathrooms, as part of the regular improvement programme especially in sheltered housing schemes for older people. The allocations policy for new tenants has been the subject of an equality assessment which should also assist in ensuring that properties are suitable for the individual needs of tenants – taking account of the geography and layout of existing dwellings and estates built over more than a century and of what can realistically be achieved.
4.0 
STOCK AND RENT DATA

4.1 
Dwelling Stock at 1st April 2010 


3469

Dwelling Stock at 1st April 2011 


3465

Garage Stock at 1st April 2011 


  590

4.2 
The Housing Revenue Account Budget 2010/11 was set in February 2010 along with the Capital Programme for 2010/11 (see Report to Cabinet 16th February 2010). Initial indications on the HRA budget for 2011/12 are taken into account where possible.   All assumptions on future income and expenditure are shown in Section 6 below and are then included in the Financial Model.

4.3 
Rent restructuring is ongoing in Denbighshire given that comparative rent levels had not been considered from the 1970’s until 2001 and anomalies had been compounded by amalgamation of properties from 3 separate District Councils.  An Interim Rent Setting Policy based only on the number of Bedrooms is being used to reduce anomalies prior to agreement of a more sophisticated system.  There are, therefore, still some variations but the average actual rent was close to the Guideline Rent and the proposals in the Housing Stock Business Plan ensure that this average is at least maintained. For 2006/07 rents increased above Guideline Rent for the first time and this was continued until 2010/11. Initial proposals for 2011/12 are to set actual rents at Guideline Rent levels.
4.4
Final decisions on actual rent setting for 2011/12 will not be agreed until the formal HRA Budget is set early in 2011.This version of the HSBP assumes an average increase of 5.1% to reach Guideline Rents, allowing for the indication of a 6.6% increase in those Guideline Rents given by WAG in the notification letter on Benchmark Rents for 2011/12. For future years actual rent increases have been assumed at 4% (inflation plus 2%) until convergence with Benchmark Rents set by WAG for Housing Associations in the Denbighshire area – assuming that the Benchmark Rent increases by 1% above inflation.
4.5     There were no separate Service Charges other than Heating Charges in sheltered flats with communal heating schemes where the charge is designed to cover the fuel costs. Additional service charges towards the costs of Warden Services in Sheltered Housing were introduced in April 2009 for new tenants, but contributions from the HRA to the Welfare budget have been maintained at the current level in the HSBP. Allocating specific service charges for other items is being considered.
4.6
The number and value of Right to Buy sales for the last 5 years are 
	YEAR

NUMBER

GROSS VALUE

AVERAGE

2006/07

 18
  £1,409,000
£77,778
2007/08

  13
  £1,063,000
£81,769
2008/09
  1
£143,000
£143,000
2009/10
  1
£88,000
£88,000
2010/11 est

  4

£324,000

£81,000




4.7 
Four properties have been sold so far in 2010/11 which is more than expected but gross valuations have fallen below expectations at an average of £81,000 less discount of £16,000.
4.8
Estimates for the rest of the Plan period are based on sales numbers of 1 per annum whilst valuations are set at £100,000 gross and £85,000 net at 2010/11 rising by 1% above inflation in subsequent years. Given the small numbers involved these estimates may prove inaccurate in any year but the overall impact on the Plan is not significant.
5.0      MONITORING AND EVALUATION

5.1 Stock Retention with Prudential Borrowing was adopted as the preferred option for Denbighshire and regular monitoring is required to ensure that it remains on course. This is mainly achieved through close monitoring of the HRA Budget.  Monthly reports are presented to Cabinet, and Cabinet and Scrutiny Committee confirm the annual budget. The annual budget procedures include a published review of the HSBP.


5.2 The Council is considering, with tenants, ways of ensuring extended tenant involvement in the management of Housing including monitoring of the HSBP. The discussions on possible Stock Transfer have developed the potential for tenant involvement in decision-making. It is intended to retain the benefits of this approach even as the stock is retained and this is being developed through the Denbighshire Tenants’ Participation Strategy.


5.3 When the decision to retain the stock was made in 2006 it was agreed to carry out a formal review of the HSBP and other options in 2009. This would take account of local issues but also investigate any changes in the national position. That national position has changed in that several other Councils have now transferred their stock; others are still considering the options whilst Denbighshire is one of a group of authorities with a formal retention policy. A major review in England of the Housing Revenue Account Subsidy system has led to consultation on significant reform, similar discussions are starting in Wales. It is possible that there would be changes to the subsidy system and these could have a major influence on the options available. It is not therefore appropriate that decisions on a change of direction should be taken at this time. Nevertheless a brief review of the HSBP and the major alternative of Stock Transfer was undertaken internally in 2009 and subjected to due diligence assessment by external consultants.

5.4
If Stock Transfer were to be considered again then the properties would be sold                                                                        to another housing organisation for the Tenanted Market Value (TMV). A detailed 30-year TMV is not possible without a new stock condition survey and agreement on other assumptions. However it is estimated that the TMV would be positive but the capital receipt would need to recover the outstanding debt from prudential borrowing and could still require the writing off of Supported Debt by the Treasury and possibly a small dowry payment from WAG. It can be demonstrated that the TMV has increased because less work is now necessary and this will balance the prudential borrowing outstanding relating to the work completed. It is clear that Transfer could eventually provide additional finance which might allow more scope for new development to meet housing need but it is not required to deal with the issues of the current stock and it is unlikely that enough support could be realised to carry through the difficult transfer process.
5.5      A new database of compliance with WHQS has now been developed and is being populated. It is clear that progress is being made and the scale of the task is understood to be very much on target for all properties to achieve virtually all of the targets by the end of 2012. When the current major programme of known works is completed in early 2011 then a detailed schedule of minor works and completion revisits can be agreed and documented to ensure full compliance. The following tables were submitted to WAG in September 2010 as requested. They are based on best estimates of the current and future position and these will be updated as and when further information is available.

Table 1 – Stock compliance with the WHQS (percentage)


	Component
	2009/10

     %
	2010/11 

     %          
	2011/12

    %
	2012/13

    %
	2013/14

    %
	2014/15

     %



	Roofs& Associated Components
	94
	95
	98
	100
	100
	100

	Windows
	98
	98
	99
	100
	100
	100

	External Doors
	71
	75
	80
	100
	100
	100

	Kitchens
	60
	80
	86
	100
	100
	100

	Bathrooms
	60
	80
	86
	100
	100
	100

	Energy Rating (SAP>65)
	50
	58
	79
	100
	100
	100

	Central Heating Systems
	85
	88
	94
	100
	100
	100

	Electrical Systems
	60
	72
	86
	100
	100
	100

	Mains Powered Smoke Detectors
	100
	100
	100
	100
	100
	100

	External Works
	50
	58
	72
	95
	95
	95

	All Components
	50
	58
	72
	95
	95
	95


Table 2 – Stock compliance with WHQS (numbers)

	Component
	2009/10

     %
	2010/11 

     %          
	2011/12

    %
	2012/13

    %
	2013/14

    %
	2014/15

     %



	Roofs& Associated Components
	3260
	3300
	3400
	3470
	3470
	3470

	Windows
	3400
	3400
	3400
	3470
	3470
	3470

	External Doors
	2460
	2600
	2780
	3470
	3470
	3470

	Kitchens
	2080
	2780
	3000
	3470
	3470
	3470

	Bathrooms
	2080
	2780
	3000
	3470
	3470
	3470

	Energy Rating (SAP>65)
	1740
	2000
	2750
	3470
	3470
	3470

	Central Heating Systems
	2950
	3050
	3260
	3470
	3470
	3470

	Electrical Systems
	2080
	2500
	3000
	3470
	3470
	3470

	Mains Powered Smoke Detectors
	3470
	3470
	3470
	3470
	3470
	3470

	External Works
	1740
	2000
	2500
	3300
	3300
	3300

	All Components
	1740
	2000
	2500
	3300
	3300
	3300


Table 3 – Stock Type and Quantity (as at 31 March 2010)





	Type
	Quantity

	Houses
	1,878

	Bungalows
	613

	Flats
	922

	Maisonettes
	37

	Other - Bedsits
	19

	Total
	3,469


Table 4 – Acceptable Fails included in the above figures for 2009/10
	Type of Acceptable Fail
	Quantity
	Notes

	Cost of Remedy
	
	Some practical issues deferred

	Timing of Remedy
	
	Not defined as failing until 2012

	Resident’s Choice
	200
	Refusals which are revisited on vacancy

	Physical Constraint
	
	There will be some issues

	Other - Specify
	
	

	Total
	200
	


Table 5 – Environmental Statement
	Has an Environmental Statement been produced, setting out the considerations, issues and proposals for improving the environment where the homes are located?  The Environmental Statement should follow the Guidance on Interpretation of the WHQS Environmental Standard available from www.groundworkwales.org.uk or www.tpascymru.org.uk.

	In accordance with the commitment given in the MRA Bid in December 2009, new Environmental Standards are being produced during this financial year, along with general Service Standards for tenants. These will build on current work and take account of the Guidance from Groundwork Wales and TPAS. 

A major programme of Environmental Improvements has been running for some years based on the principles of Environmental Standards but without formal adoption. Projects for the programme are identified from various sources and are then coordinated and prioritised in close consultation with the Denbighshire Tenants’ and Residents’ Federation who have appointed a Tenant Champion to promote and monitor schemes with Council officers and contractors.

This Programme will continue to 2012 and will be supplemented through the development of formal Environmental Standards. It is estimated that the programme will realistically reach WHQS on this aspect in 95% of cases rather than the 100% expected in other attributes relating to individual dwellings. This estimate will be further considered once the Standards are formalised and a survey completed of current compliance and schemes required.


Table 6 – Wider Aspects





	We would welcome any information you have on the wider impacts of WHQS eg Health impacts, Crime, Poverty, Employment and Training. What effect does poor housing have within your organisation and what evidence do you have, if any, of how WHQS has affected these issues.

	Topic
	Effects
	What evidence do you have, if any, of how WHQS has affected this issue

	Health
	Adaptations
	Adaptations for older people and the disabled are a major part of WHQS work, particularly the provision of suitable showers and accessible bathrooms. Further research would be needed but this has been a significant factor in enabling people to remain in their own homes.

	Crime
	Security
	Provision of new external doors and windows and door entry systems contributes to target hardening.

	Poverty
	Fuel Poverty
	More efficient heating systems and especially insulation upgrades have reduced SAP Ratings and this must impact on running costs and fuel poverty issues – as well as comfort levels.

	Employment & Training
	Local employment and apprenticeships
	Procurement has been through standard construction contracts with Community Benefit clauses and there have been significant numbers of local subcontractors and trades operatives employed and examples of apprenticeships. 


Table 7– Additional comments
	Any additional comments about the data provided

	           The development of a full database of progress towards WHQS has not been a priority until now given the large amount of work in progress and the time remaining to achieve the target. It is clear that progress is being made and the scale of the task is understood to be very much on target for virtually all properties to achieve virtually all of the targets by the end of 2012. A new database has now been developed and is being populated by survey. When the current major programme of known works is completed in early 2011 then a detailed schedule of minor works can be agreed and documented to ensure full compliance. The tables are therefore based on best estimates of the current and future position and these will be updated as and when further information is available.


5.6      The Social Services and Housing Risk Register for Denbighshire highlights that the area of risk for achieving  Welsh Housing Quality Standard 2012 had an inherent  risk score  in 2009 of 10 (Medium Risk Area). It was previously included in the Corporate Joint Risk Assessment (JRA).  However, due to continuous progress to mitigate the risk, the residual risk has now reduced to 8 (Medium Risk Area) and no longer appears in the Corporate Register. See Appendix 2, Table 1 for the SS&H Risk Register entry and Table 2 for a detailed Risk assessment of the elements of the HSBP and their inherent and residual risk scores – none of the residual scores are now High Level Risks. Table 3 gives the financial impact of the major risks.
5.7
The overall judgement therefore is that the Housing Stock Business Plan remains viable and the only realistic alternative of Stock Transfer should not be pursued at the moment given the uncertainty over the future of the HRA Subsidy system and the lack of support required to carry through the difficult transfer process where it is not considered essential.

6.0 THE PRUDENTIAL BORROWING MODEL
6.1
The HRA budget and HSBP are managed in accordance with Welsh Office Circular 33/95 and any subsequent revisions.  This ensures the HRA is ring fenced from other council spending, retains adequate working balances and any borrowing is prudential and can be repaid from future rental income.
6.2
Capital Expenditure – Improvements
The Council commissioned FPD Savills to undertake a Stock Condition Survey on the basis of implementation from 1st April 2005. The expenditure profile was taken directly from the analysis provided by FPD Savills and includes future major repairs, catch up repairs, improvements, contingent major repairs, environmental works and estate improvements. A further Stock Condition Survey is planned for 2011/12 when the major programme of improvements is completed. The Savills’ estimates are now dated and are particularly uncertain for the later years of the Plan so significant additional expenditure has been allowed from Year 20 to Year 30 which can be re-profiled once a new stock condition survey is completed.
Tenders received for 2010/11 have seen lower levels of inflation in construction costs but estimates have not been reduced in order to provide some contingency for any unexpected items.  Actual expenditure will of course reflect contract payments and fees.
6.3
Capital Funding
The Major Repairs Allowance for 2010/11 is £2.4m as announced by WAG. For future years it is based simply on the figure for 2010/11 without inflation. 
Usable Capital Receipts are based on 25% of RTB sales plus discount repayments. For 2010/11 it is estimated that receipts will be £265,000 (there have actually been four sales so far with an average gross valuation of £81,000 and discount of £16,000, plus some discount repayment). For subsequent years only one sale per annum is assumed with a base valuation of £100,000. Real annual growth is set at 1% per annum from 2011/12. 
It is now assumed that the Council will not allocate any of its ‘Supported Borrowing Allocation’ to the HRA, this will be kept under review.
From 2011/12 an element of capital funding is met from revenue balances (CERA). The amount allowed is based on the Revenue Balance in the previous year less a reserve of £1million. No CERA is shown in 2010/11 in line with the published HRA Budget but this will be reviewed in accordance with the Council’s Financial Regulatory Plan at the year end.

The balance of funding required is met from Prudential Borrowing.

6.4      Revenue Expenditure

Management costs have been based on existing costs. 

A thorough review of costs charged to the HRA was undertaken early in 2005/06. Some items previously charged incorrectly to the HRA such as costs of homelessness have now been transferred to the Council Fund. Other central costs, which were charged to the Council Fund, have now been reallocated to the HRA. The outcome was relatively neutral but the accounts now give a more accurate reflection of the costs. A further review is to take place in 2011.
The management costs are assumed to rise by 0.5% above inflation for each of the 30 years. In fact 5% has been allowed for 2011/12 based on inflation of 4.6%, 2.5% for subsequent years based on the guidance of inflation at 2%. Costs are split between Supervision and Management General, Supervision and Management Special and Repairs Management.
The repairs and maintenance costs are, as with the Improvement Programme, based on the figures supplied by FPD Savills (on the assumption that the Improvement Programme identified is actually implemented). The costs provided, however, were some £500,000 lower than the existing budget (2004/05). It is considered that such a reduction has not been delivered in practice whilst the Improvement Programme continues. 
The reduction was therefore phased in and limited to £300,000 from 2007/08.  Real increases of 0.5% have been allowed. The reduction is limited to £250,000 from 2011/12 to allow for higher inflation in the current year.
For 2010/11 the Management and Maintenance Allowance was set at £2083 per property in line with the HRA Determination from WAG. From 2011/12 Management and Maintenance Allowances have been increased above inflation to ensure that Housing Revenue Account Subsidy increases each year by 2% (taking account of other assumptions) in accordance with WAG Guidelines that it should rise by no more than the inflation target.
Rent Rebates Limitation payments were made when Actual Rents were higher than Guideline Rents but will not be relevant from 2011/12 onwards if they remain equal.
Capital Financing costs include both HRAS eligible and Prudential Borrowing costs.

6.5     Revenue Funding
Guideline Rents for 2011/12 have been set in accordance with the indication in the Benchmark Rent notification from WAG with an increase of 4.6% for inflation at September 2010 plus 2% uplift. Guideline Rent increases from 2011/12 have been based on inflation plus 2% until convergence with Benchmark Rents is achieved. 
Average Rental Income is based on actual rents increasing by 5.1% in 2011/12 to match Guideline Rents and then track Guideline Rents in future years. Voids and bad debts have been set at 1.5%. Other income is from garages, lease charges on sold flats, and interest on balances.
6.6
The attached model consists of seven electronic worksheets which are based on 
the assumptions above.

General Inputs: Annual Inflation, stock numbers and yearly sales.

Capital Inputs: Capital expenditure details with uplift provision to cover preliminaries and fees, together with assumed real growth provision. Inputs also for Major Repairs Allowance, Right To Buy sales and Supported Borrowing allocations.

Revenue Inputs: Input for real increases in future rent levels, garage income, management and maintenance costs, Housing Revenue Account Subsidy and Capital Financing assumptions.

HRAS+RRSL: Fully automated worksheet. Calculates HRA Subsidy and Rent Rebate Limitation Subsidy.

Capital Financing: Fully automated worksheet. Calculates the actual capital financing costs that will be charged to the HRA.

Inflation: Fully automated worksheet. Calculates future growth for each category of expenditure and income, based on general inflation and real growth inputs.

Summary: Fully automated worksheet, except for manual input of actual expenditure in past years and of any Revenue Savings required. Provides a concise summary of both capital and revenue position for each of the 30 years of the Business Plan.

Where appropriate, all inputs are the same as those that were used in the Transfer/ Valuation model.
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