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Appendices Attached: 
Appendix 1 – HRA 2016/17 Capital Budget 
 
1 Reason for the Report 
 
1.1 This report considers options for reducing the HRA Capital Programme in 

2016/17 in view of the financial position of the HRA. It prioritises projects 
necessary to ensure properties remain in good condition and legally compliant 
whilst adhering to the approved financial budget. 

 
 
2 Recommendation 
 
2.1 That the Corporate Select Committee requests that the Executive approves: 
 

• The prioritisation of HRA capital projects during 2016/17, incorporating the 
£504,430 reduction agreed in the Medium Term Financial Plan resulting in 
a proposed budget of £4,685,570 

• The proposed phased approach to update stock condition information in 
order to ensure the Council has full condition information on its portfolio of 
properties by the end of a three year period (March 2019). 

 
 
3. Executive Summary 
 
3.1 In July 2015 the government announced far reaching legislative and financial 

changes for the social housing sector, which will have significant implications 
for the Council and in particular a negative impact on the HRA. One of the 
most significant changes is the required reduction in social housing rents of 
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1% per annum over each of the next four financial years, the consequence of 
which is that the HRA is unsustainable. It is therefore necessary to complete a 
fundamental review of the HRA business plan. The Executive agreed an 
approach to undertaking this review on 21st January 2016. This report 
focuses on the HRA capital programme  
 

3.2 The 2016/17 Budget was approved by the Council in February. The HRA was 
balanced with the inclusion of a targeted reduction of £504,430 against the 
provision for the HRA Capital Programme. The adjustment was necessary to 
offset the consequence of the rent reduction. Details are set out in Appendix 
A.   

 
3.3 The financial projections for the HRA that were included in the Medium Term 

Financial Plan remained unbalanced for 2017/18 to 2019/20 pending a full 
financial review. The financial deficit widens over a four-year period in line 
with the required rent reductions. Future financial provisions will need to be 
further reduced and those reductions will be dependent upon a clearer 
understanding of the housing stock condition. 
 

3.4 The individual projects contained within the 2016/17 HRA Capital Programme 
forecast have been reconsidered and reductions / deferrals have been 
identified. A revised budget has been developed which includes 
accommodation of the anticipated carry forward of  underspend from 2015/16. 
 

3.5 In order to consider future capital investment provisions a more focussed 
approach has been developed for the review of stock condition. It is proposed 
to evaluate the condition on a phased basis over the next three financial 
years. The surveys will be phased and prioritised in the following way:        
 
• Phase 1 - Non-traditional properties (completed during 2016/17) 
• Phase 2 - Sheltered Accommodation (completed during 2016/17) 
• Phase 3 - Large town concentrations of stock (completed during 2017/18) 
• Phase 4 - Rural stock (completed during 2018/19) 

 
 
4.        How this report links to Corporate Priorities  
 
4.1 This report supports the priority of providing good affordable housing and 

providing value for all of its services.  
 
 
5. Options and Analysis 
 
5.1 There has been an analysis of those HRA capital projects which can be 

deferred. 
 
 
6. Implications 
 
6.1  Community Safety - (Crime and Disorder Act 1998) 
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There are no specific community safety concerns 
 

6.2 Workforce 
None 
 

6.3 Equality and Diversity/Equality Impact Assessment 
The report has been prepared in accordance with the Council’s Diversity and 
Equality Policies 
 

6.4 Financial Considerations 
The HRA capital programme was approved in February 2016 as part of the 
Budget 2016/17 and Medium Term Financial Plan. Recommendations have 
been made to adjust this based on the long-term financial position of the HRA. 
 

6.5 Legal 
None 
 

6.6 Sustainability 
None 
 

6.7 
 

Internal and External Consultation 
The capital programme is previously reported as part of the MTFP. 
 

6.8 
 

Risk Assessment 
A large number of the projects identified are in response to immediate Health 
and Safety concerns or to mitigate continual building deterioration and reduce 
the council to risk.  
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7. Introduction and Background  
 

7.1 The Council is required to produce and maintain a 30-year Housing Revenue 
Account (HRA) business plan. The existing plan was developed during 
2013/14 and reflected the new freedoms given to the Council in the new self-
financing regime which was introduced by central government in April 2012. 
 

7.2 In July 2015 the government announced far reaching legislative and financial 
changes for the social housing sector, which will have significant implications 
for the Council and in particular a negative impact on the HRA. One of the 
most significant changes is the required reduction in social housing rents of 
1% per annum over each of the next four financial years, the consequence of 
which is that the HRA is unsustainable. It is therefore necessary to complete a 
fundamental review of the HRA business plan. The Executive agreed an 
approach to undertaking this review on 21st January 2016, which includes the 
creation of a HRA Business Plan sub-committee which will oversee the 
development of a new plan.   
 

7.3 The 2016/17 Budget which was approved by the Council on 25th February 
2016 included a balanced Housing Revenue Account (HRA) in 2016/17 with 
the inclusion of a targeted reduction of £504,430 against the capital 
programme as a consequence of the 1% rent reductions.  The HRA budget 
for 2017/18 – 2019/20 remained unbalanced pending a full financial review.   
 

7.4 This report considers opportunities to reduce capital programme expenditure 
in 2016/17 to fall within the approved budget and also considers the options 
for updating the housing stock condition information to inform decisions 
making going forward. The stock condition information would then feed into 
the capital programme for subsequent years based on prioritisation and 
affordability. 
 

7.5 The projects proposed to remain in the 2016/17 programme are related to 
works which cannot be delayed any further due to Health and Safety risks; 
structural issues; excessive deterioration of condition; or works for maintaining 
essential building condition. 
 

 
8. HRA Capital Programme 

 
8.1 The 2016/17 approved HRA capital budget is £4,685,570. This includes a 

targeted reduction of £504,430 to ensure overall affordability and balance the 
2016/17 revenue budget. This is shown in Appendix A. 

 
8.2 The HRA capital budget is in three parts:  
 

• Capital works managed by the Asset Service;  
• Capital works managed and delivered by Operational Services in liaison 

with the housing management team for void works; and 
• Additional elements such as new building housing and professional fees. 
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Historical Capital Expenditure 

 
8.3 As a result of the HRA self-financing reforms (post subsidy arrangements) 

implemented in 2012, the Council’s HRA was in a better position financially.  
This enabled the capital programme to be enhanced over the 30-year 
business plan on the basis of a 20% stock condition survey that had been 
undertaken in 2012 

 
8.4 The recent Government announcements requiring rents to be reduced by 1% 

annually over the next four years have impacted on the financial position of 
the HRA business plan. As a consequence of these changes the current 
capital plans are no longer affordable. 

 
8.5 The table below identifies the annual capital budget and outturn for the last 5 

years: 
 

 2010/11 2011/12 2012/13 2013/14 2014/15 2015/16 

HRA Capital 
Budget (as 
approved by Council 
in Feb) 

£4,516,000 £4,013,000 £3,355,000 £4,923,000 £4,082,000 £5,117,000 

HRA Capital 
Outturn £3,200,000 £4,138,200 £3,152,500* £4,381,640* £3,267,290 £3,913,430 

(projected) 

Variance (£1,316,000) £125,200 (£202,500) (£541,360) (£814,710) (£1,203,570) 

*excludes capital expenditure relating to the Gamesley Community Energy Savings Programme 
(£1,564,000 in 2012/13 and £383,424 in 2011/12) and ECO funded project (£101,000 in 2013/14) 
 
 

8.6 The actual spend is shown in scheme detail below: 
 

  2010/11 2011/12 2012/13 2013/14 2014/15 
Average 
Annual 
Spend 

 £ £ £ £ £ £ 
Major Repairs 151,000 194,450 248,630 142,710 200,880 187,534 

Major Voids 199,000 371,720 364,470 411,030 235,920 316,428 

Disabled Adaptations 457,000 270,810 265,950 282,120 256,680 306,512 

Central Heating 974,000 703,500 630,780 933,110 826,920 813,662 

Kitchen & Bathrooms 251,000 810,020 455,330 706,740 613,760 567,370 
Roofing & External 
Works 418,000 1,347,940 585,300 1,266,130 719,020 867,278 

Rewiring & Electrical 
Schemes - 59,000 10,360 42,380 137,680 49,884 

Other Works 306,000 4,560 318,560 428,700 123,330 236,230 

Commissioning Costs 444,000 376,200 273,120 168,720 153,100 283,028 

       

TOTAL 3,200,000 4,138,200 3,152,500 4,381,640 3,267,290 3,627,926 
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8.7 The average annual capital spend over the 6 year period is £3.63 million 
 

Medium Term Financial Plan position 
 

8.8 The updated Medium Term Financial Plan proposed a capital programme 
over the next four year period as below. This is based on the forecast prior to 
the rent reduction announcement and is therefore subject to the HRA financial 
review. 

   

  2016/17 2017/18 2018/19 2019/20 
Average 
Annual 
Spend 

 £ £ £ £ £ 
Major Repairs 300,000 250,000 250,000 250,000 262,500 

Major Voids 1,040,000 1,040,000 1,040,000 1,040,000 1,040,000 

Disabled Adaptations 350,000 300,000 300,000 300,000 312,500 

Central Heating 600,000 605,000 605,000 605,000 603,750 

Kitchen & Bathrooms 170,000 870,000 870,000 870,000 695,000 

Roofing & External Works 1,321,000 475,000 475,000 475,000 686,500 

Rewiring & Electrical Schemes 160,000 165,000 165,000 165,000 163,750 

Replacement Windows and doors - 550,000 550,000 550,000 412,500 

Other Works 914,000 517,000 662,410 575,000 667,103 

Commissioning Costs 335,000 335,000 335,000 335,000 335,000 

Targeted Reduction (504,430) - - - - 

      
TOTAL     4,685,570   5,107,000   5,252,410    5,165,000  5,052,495 
      

 
8.9 This provides for annual capital expenditure of £5.05 million – an increase of 

£1.42 million compared to the previous 6 years actual spend. This in effect 
reflected the increase in resources made available in the 30-year business 
plan that was developed after the implementation of self-financing regime.  

 
2016/17 Targeted Spending Reduction 
 

8.10 Appendix B sets out details of the individual capital programme schemes and 
considers where deferral can be considered to achieve a financial reduction to 
the programme.  
 

8.11 This analysis identifies the following recommended reductions to the 2016/17 
budget: 

  
• Roofing and External Works - Replacement of insulated render 

(£770,000) – it is proposed that this is reviewed as part of the pending 
stock condition survey with whole house envelope works considered to 
achieve efficiencies       
  

• Void Central Heating  (£495,000)  - The central heating budgets have 
been combined under two budget headings to represent reactive and 
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planned. The programme has decreased to accommodate required overall 
budget reduction. 

                                             
• Other Works – (£388,000) – Including deferral of the Fairfield Heating 

Scheme.(£250,000) as only investigation in the structural problems to be 
undertaken initially; Also includes reduction of a number of provisions 
including electrical testing as it is considered likely that remaining funds for 
these works will be sufficient and if additional works are required the H&S 
budget will be utilised.  

 
8.12 Therefore, in addition to the £504,430 targeted spending reduction included in 

the 2016/17 capital programme, a further £1,237,570 reduction is proposed 
which then accommodates £1,237,570 in works to be carried forward from 
2015/16, maintaining the programme at the budgeted £4,685,570 (See 
Appendix A for further scheme detail) 

 

  
2016/17 

Approved 
Capital 
Budget 

2016/17 
Targeted 

Reductions      

2015/16 
Carry 

Forwards 

2016/17 
Revised 
Capital 
Budget 

  £ £   £ 
Major Repairs 300,000 -   300,000 
Major Voids 1,040,000 (495,000) 50,000 595,000 
Disabled Adaptations 350,000 - 85,670 435,670 
Central Heating 600,000 - 237,180 837,180 
Kitchen & Bathrooms 170,000 - 140,910 310,910 
Roofing & External Works 1,321,000 (770,000) 99,280 650,280 
Rewiring & Electrical Schemes 160,000 - 141,610 301,610 
Replacement Windows and doors - - -  - 
Other Works 914,000 (388,000) 448,920 974,920 
Commissioning Costs 335,000 (55,000) - 335,000 
Targeted Reduction -504,430            504,430  - - 
          
TOTAL 4,685,570 (1,203,570) 1,203,570 4,685,570 
          

 
8.13 The above programme includes any carry over commitments from 2015/16. 

This was originally anticipated to be £498,000 when the 2016/17 budget was 
approved but there is now estimated to be an additional £1,203,570 in carry 
forward budget. The outturn increased due to resources been diverted to 
address a large number of kitchens which failed health and safety inspections 
and the significant volume of complaints received by tenants about damp 
issues.  

 
 
9. Stock Condition Information 
 
9.1 The targeted financial reduction of the capital programme is recognised to be 

a short-term measure in improving the financial position of the HRA. A longer-
term solution is to undertake stock condition surveys in order to inform the 
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level of expenditure required to maintain the housing properties to the 
required standard. This will be undertaken in conjunction with a financial 
exercise which identifies the net present value of rental receipts and projected 
maintenance expenditure, it will also potentially identify groups of properties 
whereby other potential delivery options could be explored. 

 
9.2 Budget growth of £125,000 was approved in the 2015/16 HRA budget for a 

stock condition survey to be undertaken internally, with substantive roles 
being backfilled via external support. However, when the business plan was 
finalised, it was clear that the cost of this option would be significantly higher 
than had been forecast and inflict resource pressures on the Assets Service.  
With the subsequent announcements impacting on the financial position of the 
business plan, it was agreed to put this on hold in order to consider the 
delivery method. 

 
9.3 The Council has engaged with external professional support to advise on the 

best way to progress.   
  

Current Information 

9.4 An external stock condition survey was undertaken in 2012, which identified 
total required expenditure of £234.7m over the 30 year business plan – which 
included responsive, void, cyclical repairs and planned maintenance. This 
was based on a 20% sample of properties and equates to £57,280 spend per 
property over 30 years, or on average £1,910 per property, per year. 

 
9.5 The external advisors state that on average (based on ‘desktop averages’), 

planned maintenance should average out at approximately £1,000 per 
property per year. Based on the Council’s portfolio of properties, this would 
amount to approximately £4.2 million capital spend per year. This is 
dependent also on any backlog maintenance requirements. 
 
The Way Forward 
 

9.6 It is recognised that reliable and up-to-date stock condition data is critical for 
investment planning. Although a 20% survey is accurate enough to provide 
high level estimates of expenditure, the remaining 80% is then based on 
estimation and so should not be used for developing detailed programmes of 
work. It is also reliant on internal property systems being kept up-to-date 
otherwise works programming is extremely difficult. 
 

9.7 Based on the Council’s position and advice sourced, it is proposed to 
undertake a phased approach of validating the data currently held. This will be 
based on property type: 
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Phase 

1 
Non-traditional 
properties 

The survey completed in 2012 did not look at any of the non-
traditional stock intrinsic defects. They simply made an allowance 
for "typical" works based on experience.  So there is uncertainty 
about the costs allowed for and more importantly the timing of 
these works. It is recommended that a supplier is commissioned 
to undertake a detailed survey of the non-traditional stock to 
validate the asset database information and to clarify the position 
with the structural repairs in terms of timing and cost.  A 
significant sample size is recommended - up to 50% - in order 
that the cloning of this data across the other stock is robust. 

Phase 
2 

Sheltered 
Accommodation 

A review of the sheltered stock has recently been completed. 
The outcomes from this review should be reviewed and if not 
adequate, a small validation survey undertaken to check against 
existing data and develop clear stock condition information. The 
sample needs to be adequate in order to assess the condition in 
all the units in a scheme - access to all units is not normally 
necessary. Securing good data will ensure that sensible 
investment decisions are made for each block. 
 

Phase 
3 

Large town 
concentrations 
of stock 

There are 4 larger towns in the Borough around which a 
significant proportion of the stock is located. Further work is 
needed to firm up on the exact numbers and then a 
representative sample can be developed to improve the quality of 
data held. It is recommended that a validation survey is 
commissioned. 

Phase 
4 

Rural stock A detailed analysis of the remaining properties in the stock will 
then be required. The analysis will need to draw on local 
knowledge to see if any groups of similar properties can be 
identified and validated. A balance needs to be struck between 
the cost of undertaking more surveys and the overall impact on 
the quality of the information held and the financial projections 
emanating from the database. 

 
 
9.8 It is also proposed that the stock condition surveys are provided by an 

external professional to reduce the impact on the internal Assets team, with a 
supplier appointed via a full tender process. The contract of works timeline 
should ensure that the Council has full condition information on its portfolio of 
properties by the end of 2018/19. Therefore, the £125,000 budget growth 
included in the 2015/16 HRA budget for stock condition surveys will be held in 
an earmarked reserve and utilised for this purpose.  
 

9.9 Once the executive has approved the principle of approaching the 
assessment of stock condition in the way set out above a more detailed report 
will be produced to agree the method, detailed timescales and procurement 
process. It is suggested that this will be one of the first priorities for the HRA 
review sub-committee. 
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APPENDIX A  
2016/17 Approved HRA Capital Programme 

 

Capital Schemes  
2016/17 

Approved 
Budget 

  £ 
ASSET MANAGEMENT WORKS:  
Roofing & External Works 551,000 
Kitchens Programme 140,000 
Bathroom Programme 30,000 
Central Heating Programme 600,000 
Electrical Works (Rewires) 160,000 
PIR Testing - General & Communal - 
Health & Safety Works 50,000 
Shop Works  - 
Aids & Adaptations  350,000 
Replacement Insulated Render & Painting 770,000 
Electrical testing & Remedial Works 90,000 
Park Road - External Works 34,000 
Painting Programmes 48,000 
General Insulation Works - 
Replacement Windows & Doors - 
Work to Communal Areas - 
REPAIRS TEAM CAPITAL WORKS  
Major Voids  100,000 
Major Repairs  300,000 
Void Rewires  35,000 
Void Kitchens  350,000 
Void Bathrooms  60,000 
Void Central Heating 495,000 
OTHER CAPITAL WORKS:  
Other Miscellaneous Projects 498,000 
Professional Fees 180,000 
Commissioning Costs 155,000 
New Build Project 194,000 
Efficiency Programme (504,430) 

  4,685,570 
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APPENDIX B 
 

Analysis of HRA Capital Spending and 
Identification of Potential Areas for Reduction 

 
 

  Comments on Projects 
Major Repairs  
Major Voids Void Central Heating £495,000. Budget combined into reactive and planned.  

RECOMMENDED FOR REDUCTION 
 Disabled 

Adaptations 
This is an essential service.                                                                                              
NOT RECOMMENDED FOR REDUCTION 

Central Heating It is recommended to continue with the planned central heating programme 
which addresses systems at the end of their useful life. In total it will allow for 
10% of the housing stock to receive new systems. The lifespan of the boilers 
is 12 years and therefore in order to address this work element appropriately a 
sufficient budget is required to address the properties over that timescale. 
Responding to failed systems only will create a potential large peak of boilers 
which will be beyond in year affordability. Undertaking a planned programme 
allows for a consistent replacement of failing systems and which point in 12 
years time there will only be a requirement to replace the boiler and not the 
full system therefore the cost from year 12 onwards on this work element is a 
1/3 of the current cost. The strategy to carry on replacing obsolete or poor 
energy performance boilers improves first time fix rates (customer 
satisfaction), allows a lower budget for one off failures, and also helps many 
customers reduce fuel costs.                                                                                                              
NOT RECOMMENDED FOR REDUCTION 

Kitchen & 
Bathrooms 

The budget is to allow capacity to deal with very poor condition kitchens and 
bathrooms. If additional works are discovered the health and safety budget 
would be utilised.                                                                                                                          
NOT RECOMMENDED FOR REDUCTION 
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  Comments on Projects 
Roofing & 
External Works 

 

£551,000 roofing works essential based on pre-surveys and backed up by 
repairs team reports. The budget allows for replacement windows if 
necessary. Last programme replaced the very old windows in Furness Vale 
making maximum use of scaffold and reducing future overhead. This 
approach can be revised to omit all works apart from essential roofing, roof 
line and chimneys but this would be a wasted opportunity, tenants have been 
very positive about the new windows. Reporting no drafts and easy to use. 
Note also fire safety has been improved as these homes now have modern 
opening mechanisms.                                                                                                      
NOT RECOMMENDED FOR REDUCTION 
 
However, it is proposed to defer the replacement of insulated render 
(£770,000) Works were planned to reduce damp ingress. The programme 
targeted homes in a specific area where there is detailing issues at the damp 
proof course with the renders tracking moisture to the properties. This will be 
reviewed as part of the pending stock condition survey with whole house 
envelope works considered to achieve efficiencies.                                                          
RECOMMENDED FOR REDUCTION 
 
 Rewiring & 

Electrical 
Schemes 

The rewiring programme covers essential full rewires where the whole system 
needs replacement.                                                                                                                    
NOT RECOMMENDED FOR REDUCTION 
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  Comments on Projects 
Other Works Commercial boiler renewals -essential work, boilers at Hartington Gardens 

and Ecclesfold are being nursed beyond anticipated life, are vulnerable to 
breakdown and expensive to repair.  
Electrical Testing - essential work integral to achieving full compliance over a 
rolling five year programme. 2016/17 is year two. 
Health & Safety – essential budget to supplement against H&S failures when 
found 
Corbar Road Window and Doors -. essential works needed. Existing windows 
in very poor condition can be added to the roofing scheme under the windows 
and doors works elements already tendered to maximise value for money. 
Park Road External Works - essential works needed. Existing windows in very 
poor condition can be added to the roofing scheme under the windows and 
doors works elements already tendered to maximise value for money. 
Gladstone Street external essential repairs - Long term issue with water 
ingress which now requires intervention. 
Sheltered Scheme Lighting Protection - critical safety works. 
Shop Works - essential H&S work resulting out of recent compliance and 
condition surveys. 
NOT RECOMMENDED FOR REDUCTION 
 
Fairfield Heating Scheme. £250,000. There is a requirement for heating 
replacement as the existing electric heat and hot water systems are 
inadequate and expensive to run. The works are recommended for deferral, 
with only investigation in the structural problems to be undertaken initially. 
 
Painting Conservation Areas. £30,000. The works are recommended for 
deferral, but any longer term delay may cause further rot to the windows.  
 
Painting Programme Handrails and Panels. £18,000. The works are 
recommended for deferral but any longer term delay may cause further rot to 
the windows. 
 
Electrical testing £90,000, and prof fees £55,000 have been omitted as it is 
considered likely that remaining funds for these works will be sufficient and if 
additional works are required the H&S budget will be utilised. 
 
RECOMMENDED FOR REDUCTION 

Commissioning 
Costs 

Total costs dependent on the works completed above 

TOTAL  
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APPENDIX C 

Revised HRA Capital Programme 2016/17 

Capital Schemes  2016/17 Targeted 
Reductions 

2015/16 Carry 
Forwards 

(post MTFP) 

2016/17 
Revised 
Capital 
Budget 

  £ £     
ASSET MANAGEMENT WORKS         
Roofing & External Works 551,000 - 99,280        650,280  
Kitchens Programme 140,000 - 93,670        233,670  
Bathroom Programme 30,000 - 47,240          77,240  
Central Heating Programme 600,000 - 237,180        837,180  
Electrical Works (Rewires) 160,000 - 141,610        301,610  
PIR Testing - General & Communal - - -  -  
Health & Safety Works 50,000 - 137,500        187,500  
Shop Works  - - -   
Aids & Adaptations  350,000 - 85,670        435,670  
Replacement Insulated Render & Painting 770,000 (770,000) -  -  
Electrical testing & Remedial Works 90,000 (90,000) -  -  
Park Road - External Works 34,000 - 3,000  37,000  
Painting Programmes 48,000 (48,000) -  -  
REPAIRS TEAM CAPITAL WORKS         
Major Voids  100,000 - -        100,000  
Major Repairs  300,000 - -        300,000  
Void Rewires  35,000 - -          35,000  
Void Kitchens  350,000 - -        350,000  
Void Bathrooms  60,000 - -          60,000  
Void Central Heating 495,000 (495,000) -  -  
Damp Works     50,000          50,000  
         
OTHER CAPITAL WORKS        
Other Miscellaneous Projects 498,000 (250,000) 308,420        556,420  
Professional Fees 180,000 (55,000) -        125,000  
Commissioning Costs 155,000 - -        155,000  
New Build Project 194,000 - -        194,000  
Efficiency Reduction -504,430 504,430     

  4,685,570 (1,203,570) 1,203,570 4,685,570 
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