
  

ISLE OF ANGLESEY COUNTY COUNCIL 
Report to: Executive Committee 

 
Date: 9th February, 2015 

 
Subject: Housing Revenue Account Business Plan 2015 - 2045 

 
Portfolio Holder(s): Councillor Kenneth P Hughes 

 
Head of Service: Shan L Williams, Head of Housing Services 

 
Report Author: 
Tel: 
E-mail: 

Shan L Williams, Head of Housing Servcies 
 

Local Members:  Relevant to all Elected Members 
 

 

A –Recommendation/s and reason/s 
R1 That the key objectives and priorities on which the HRA Business Plan is based be 
endorsed and that the updated Business Plan as set out in  Appendix 1 be approved. 
 
1.0 Purpose of the Report 

1.1 Each year the Housing Revenue Account (HRA) 3O year Business Plan is 
updated, to take into account the latest information and projections available. 

1.2 Members are aware from seminars and previous Reports of the intended move 
to buying our debt from the HM Treasury and transfering to the Public Wales 
Loan Board (PWLB), thereby becoming self-financing.  This will also bring a 
range of flexibilities to the Council, for example the ability to incease our housing 
stock, increasing investment in existing homes and regenerating 
neighbourhoods.  The HRA remains ring-fenced. 

1.3 This Report provides information on the key principles and assuptions that will 
underpin the updated Business Plan, and asks the Executive to approve the 
updated HRA Business Plan. 
 

2.0 Background 
2.1 The Council, through its HRA, owns and manages just over 3,800 properties and 

just over 700 garages, across the Island. 
2.2 The HRA Business Plan contributes to all the fundamental themes within the 

Council’s Corporate Plan.  The main contribution is to the themes of 
Transforming Older Adult Social Care, Increasing our Housing Options and 
Reducing Poverty and Regenerating our Communities and Developing the 
Economy. 
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2.3 The HRA Business Plan is a 30 year plan which reflects the evolving 
environment in which we operate.  Our focus is over the next 5 years but we 
must be mindful of the impact our decisions now, have over the longer term. 

 
3.0 Priorities for 2015 – 2016 

3.1 The Business Plan identifies six priorities – these are to: 
• Complete transformation of the Repairs and Maintenance Service; 
• Continue to manage and maintain the Council housing stock effectively 

and efficiently – improving income collection, reducing Anti-Social 
Behaviour and improving void turnaround performance; 

• Introduce a new Housing Allocations Policy, taking advantage of the 
benefits of working with RSL’s and other North Wales Local Authorities; 

• Implement a new Domestic Abuse Policy and strengthen our 
Safeguarding arrangements; 

• Commence the programme for developing / acquiring additional homes 
and establish arrangements for the new Council house building 
programme; and 

• Put in place strengthened governance arrangements to monitor the 
performance of the Housing Service and delivery of the HRA Business 
Plan. 
 

3.2 Tenant Involvement 
We continue to work with the Môn Tenants Voice Group, and they have been 
involved in developing a number of key policy initiatvies and the HRA Business 
Plan.  Their continued involvement is greatly appreciated.  A questionnaire was 
issued to all Tenants in November to ask their opinion as to their preference to 
use the flexibilities which come with self-finacning. 

 
We are increasing the ways Tenants can be involved in a way that best suits 
them.  We recognise that for many, there is a limited scope to how they devote 
time to extensive involvement. 
 

4.0 Assumptions and Issues 
4.1 In preparing the Business Plan, a number of assumptions have been made.  Key 

assumptions have been documented in Appendix 1 of the HRA Business Plan.  
The Plan is most sensitive to the following assumptions: 

• Increase in bad debts 
• Loss of Major Repairs Allowance (MRA) 
• Increase in maintenance costs 
• Increase in PWLB rates 
• Reduction in rental income. 

 

CC-14562-LB/186954  Page 2 of 2 

 



  The table and narrative in Appendix 1 (pages 56 -58) sets out the impact of 
changes to these key assumptions. 

 
  Reduction in income will affect the date in achieving rent conveyance and also 

may affect the number of additional Council houses acquired or built. 
 

4.2 Rent increase 
The Welsh Government have introduced a new Social Rent Policy which has 
already been adopted by Registered Social Landlords (RSL’s).  This will be 
implemented by Local Authorities from April, 2015.  The new formula is CPI plus 
1.5% plus £2 per week for all properties below target rent.  We propose to use 
the national rent increase formula as the basis to generate the 2015 – 2016 rent 
increase.  This is the subject of a separate Report to Executive Committee 9th 
February, 2015. 
 

4.3 Welfare Reform 
       Rent arrears are increasing for many of the Tenants affected by the under-

occupation changes and has been compounded by a shortage of one and two 
bed properties on the Island.  Policy direction is required with regards to how we 
proceed with Tenants who are affected by the changes and are in arrears for the 
first time, who are having problems coping with their new responsibilities. 

 
Looking ahead to the introduction of Universal Credit.  Evidence from the few 
pilot areas across the United  Kingdom suggests that the impact cannot be 
accurately detected, however we anticipate that rent arrears will increase and so 
will bad debts and , therefore costs relating to bad debts.  Bad debt provision 
within the HRA Business Plan has been increased and reflects this.   
 

4.4  Right to Buy Sales (RTB) 
Although RTB applications have risen, the actual number of sales remain at 
about 2 per annum. 
 
Following exiting from current HRA subsidy arrangements, we will be able to 
retian the capital receipts, for re-investment in additional housing. 
 

4.5 Capital Investment 
Much of our capital investment is targeted to keeping our asset base in good 
condition.  A detailed report will be presented to Executive Committee in March, 
2015 outlining our Capital Investment Programme. 
 
The draft capital budget for 2015 – 2016 is £8.589 million.  
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4.6 Development Programme 
This is a new section within the HRA Business Plan and reflects the flexibilities 
gained  with self-financing. 
 
Increasing our housing stock is a stated priority not only for the Council, but also 
our Tenants who recognise the need for additional affordable housing. 
 
A development strategy will shortly be developed, setting out the proposed 
approach to the Council’s house building programme.  It is proposed that 10 
properties will be acquired during 2015 – 2016, with a further 40 units being 
developed during 2016 – 2017 followed by a further 15 units being developed per 
annum thereafter.  It is proposed that development will be split two thirds new 
build and one third existing dwellings. 
 

5.0  Financial Implications 
The Business Plan contains the financial implications which arise from the 
assumptions being considered by Executive Committee.  Section 7.1 (page 49) 
clearly states the underlying financial assumptions used whilst Section 7.2 
(pages 50 – 51) of the Plan sets out the scene against which the Executive 
Committee will take HRA budgetary decisions for 2015 – 2016. 
 
Arrangements will be put in place to ensure that the HRA borrowing cap 
headroom of £13million is not exceeded. 
 

6.0  Human Resource Implications 
       The HRA Business Plan reflects the Council’s ambitions in its Corporate Plan 

and those expressed by our Tenants. 
 

There are resource implications attached to maintaining service standards to our 
Tenants, for example to tackle ASB and help Tenants cope with changes 
associated with Welfare Reform and the new responsibilities given to them. 

 
There are resource implications associated with the house building programme.  
It is too early to be specific at this stage what additional resources will be 
needed.  A provision has been included within the draft budget for this purpose. 
 
Workforce development planning wil be a key workstream during the year, with 
support from the Council’s Human Resources Unit. 
 

7.0  Performance Management 
The Council’s Performance Management framework is used for reporting on 
performance.  A set of Performance Indicators have also been developed in 
conjunction with our Tenants. 
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Self-financing brings the need for a more robust governance arrangement which 
will be looking in greater detail on issues such as performance management, risk 
management and financial management. 
 

8.0  Risk Management 
The HRA Business Plan’s risk register has been included in Appendix 5 of the 
HRA Business Plan.  Divided into three sections (governance, operational and 
financial risks) these will be fed into the corporate process of risk management. 

 
9.0  Action Plan 2015 – 2016 

Section 8 of the HRA Business Plan (pages 52 – 55) outlines the key 
workstreams to be delivered during the year.  The workstreams will be 
monitored and reported as part of the Council’s performance framework and as 
part of the new governance arrangements for the HRA. 

 
 

B – What other options did you consider and why did you reject them and/or opt for 
this option?  
 
 
 

C – Why is this a decision for the Executive? 
To enable the Executive to consider the 2015 – 2016 Revenue and Capital budgets, having 
regard to the latest HRA Business Plan 
 
 
 
D – Is this decision consistent with policy approved by the full Council? 
 
 
 
 
DD – Is this decision within the budget approved by the Council? 
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E – Who did you consult?        What did they say? 
 1 Chief Executive / Strategic 

Leadership Team (SLT) 
(mandatory) 

 

 2 
 

Finance / Section 151 
(mandatory)  

No comment 

 3 Legal / Monitoring Officer 
(mandatory)  
 

No comment 

 4 Human Resources (HR) No comment 
 5 Property   
 6 Information Communication 

Technology (ICT) 
 

7 Scrutiny  
8 Local Members  
9 Any external bodies / other/s  
 
 
F – Risks and any mitigation (if relevant)  
1 Economic  
 2 Anti-poverty  
3 Crime and Disorder  
4 Environmental  
5 Equalities  
6 Outcome Agreements  
7 Other  
 
 
 
FF - Appendices: 
Appendix 1: HRA Business Plan 2015 - 2045 
 
 
 
G - Background papers (please contact the author of the Report for any further 
information): 
 
Stock Condition Survey Report, 2013 
 
Rent and Service Charges Report to Executive Committee, 9th February, 2015 
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