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1. Purpose of Report and Executive summary 

 
1.1 To advise members of the outcome of a refresh of the Housing Revenue Account 

(HRA) Business Plan and seek their endorsement to the new plan and the actions 
therein.  
 

1.2  To seek Executive Committee approval to commit additional resources to an 
enhanced new build programme for social rent within the HRA. 
 

1.3 To seek Executive Committee approval for a more proactive approach to be taken 
in the development of affordable homes for rent by Housing Associations in the 
City. 
  

1.4  To seek Executive Committee approval in principle for the development of market 
rent properties in a to be developed wholly owned Council company. 
  

2. Background 
 

2.1 
 

The full Housing Revenue Account was last updated in 2012, on the cusp of the 
introduction of the new ‘self-financing’ regime. Prior to 2012 individual Council 
HRAs in England and Wales were, in effect, subsidiary accounts of a national 
account allowing government to move money between Councils.   
 

2.2 
 

The new finance regime was meant to give autonomy to individual Councils in 
return for a formula payment by most, including Lincoln, to government. This 
Council paid the government £25m.      
 

2.3 
 

In 2012 the first new regime business plan was developed to take account of the 
opportunity to bring the whole of the housing stock up to the national Decent 
Homes Standard and to commit significant resources to additional priorities such 
as environmental improvements. In this way the investment needs of the whole of 
the HRA asset base were taken into account for the first time in many years.  
     

2.4  The Housing Revenue Account in legal terms is a subsidiary account to the 
General Fund with a statutorily applied ring fence which in simple terms means 
that expenditure from the HRA, whether it be on staffing, improvements or repairs 
should be for the benefit of tenants. The overwhelmingly primary income stream 
into the HRA is tenant rent money. There is no direct subsidy into the account from 
government or the Council’s own General Fund. However, government would 
argue that the payment of housing benefit for tenants of the HRA is an indirect 
subsidy.  



    
2.5 In formulating the HRA 2012 Business Plan a full process of consultation was 

entered into with tenants which significantly shaped the investment proposals in 
that first plan. A number of these priority areas have benefitted by significant 
additional investment in the last four years. More still needs to be done to deliver 
on these commitments in full.    
 

2.6 Despite the government stating in 2012 that the finance regime introduced a new 
era of autonomous management they continue to impose national policy on local 
HRAs. These present a risk to the investment proposals in the new plan and 
therefore some overall contingency is retained within the plan. In financial planning 
terms the most significant risk is the proposed forced sale of so called ‘high value 
voids’. Whilst at present this is estimated to have only a marginal effect in Lincoln 
(few, if any, properties hit he threshold amount) it is a concern that government will 
move the threshold down at some point in the future to fund their wider policies. 
Therefore, an additional earmarked reserve has been allowed for in the plan.   
  

2.7 There is a significant shortage of housing of all types and tenure within the City i.e. 
market ownership housing, market rented, sub market rented and low-cost 
ownership. The new emerging local plan clearly identifies this need and failure by 
the market to provide the housing the community needs.  
 

2.8 In July 2015 the Council’s Executive Committee directed that a new HRA Business 
Plan should be prepared and options for new build housing outside the plan 
should be explored in detail.  
 

3. Actions arising out of the refreshed HRA Business Plan 
 

3.1 Appendix F of the attached full plan includes a full list of actions arising therein. 
The most notable are: 

 To continue to drive performance improvement 

 To continue the drive to best value with a review of the Supported Housing 
Service as a priority. 

 To deliver a Lincare Business Plan  

 To deliver in full on the property investment priorities agreed with tenants. 

 To incorporate the requirements of the Lincoln Property Standard into that 
investment profile.   

 To enhance and deliver a full programme of environmental improvements to 
the wider HRA assets 

 To assess each garage site as to its future viability and undertake a pilot 
refurbishment of one site by the summer of next year.    

 To deliver 100 new units of new build property adding to the current 150 
commitment i.e. 250 new homes by 2021. 
 

3.2 The plan commits the Council to delivering in full on the Lincoln Property 
Standard. The additional works involved in the standard relate to the installation of 
overbath showers (or level access in a minority) in all properties, non-slip flooring 
and lever taps in all sheltered property, handrails to each sheltered property main 
access point where there is a 1:20 gradient and an enhanced programme of 
external environmental improvement works.  
    

3.3 The plan includes some 28 separate actions (attached as appendix F in the plan) 



relating primarily to the priorities listed at 3.1 and is the blueprint for directing the 
future of the landlord service in the next few years. Although this is a plan 
designed for 30 years, variables and circumstances can change quickly and it is 
expected this plan will be subject to a full rewrite within 5 years, if not sooner.  
 

3.4 The detailed financial projections, summarised at appendices B and C within the 
plan) identify the availability of both capital and revenue resources to support the 
plan.  
    

3.5 The plan commits to a further 100 new build homes bringing the Council’s new 
build delivery to 250 in the first 8 years of self-financing. A commitment made 
entirely from the Council’s (or tenants’) income without any public subsidy. There 
is the capacity for even more but given the changes that national government is 
currently imposing on local HRAs it is recommended that some resources are kept 
in reserve at this point. However as Housing policy settles down in the term of the 
new government the Council may want to revisit this position in the short to 
medium term.   
    

3.6 The plan also includes a £5m land acquisition fund. At this point it is proposed any 
land acquired that is subsequently used for market housing (rent or sale) be 
subsequently re-sold at market value. The plan includes the projection that more 
than £3m of the land fund will be reimbursed in this way through utilisation by 
housing associations and/or a wholly owned Council company.  
    

4.  The provision of more Housing through direct intervention by the City 
Council across the tenures 
 

4.1 Government have announced that after the current Affordable Housing Investment 
Programme (AHP) 2015-2018, there will be no subsidy to Housing bodies for the 
development of affordable housing rent. Government support and financing in 
subsequent programmes will be for shared ownership, starter homes and other 
low cost home ownership initiatives. 
  

4.2 The grant approvals for the 2015-18 AHP programme were announced in 2014 
and those bodies in receipt of grant for rent need to have spent their allocations by 
March 2018. If they don’t, it is possible the government may seek to claw back the 
allocations. If we are to attract Housing Associations to spend more of their grant 
allocations for affordable rent in the City of Lincoln we need to act now on a more 
proactive and supportive approach in order that developments can be completed 
by 2018. This could include ourselves in more readily facilitating, on their behalf, 
sites for development e.g. the proposed land acquisition fund. We may also need 
to consider whether we should offer some discount on land values for sub-market 
rent homes in return for long-term nomination rights. Any such proposals would be 
subject to an individual and separate approval process by the Council’s Executive 
Committee.  
    

4.3 Elsewhere on this agenda is a detailed proposal for the Council to establish a 
wholly owned company with the intention of primarily developing market rented 
housing. Although this would involve the Council taking out considerable 
borrowing in the General Fund it would, through a process of on-lending to the 
company, make a return on the process.  
  



4.4 In conjunction with external financial specialised support the Council has done 
some detailed modelling on a wholly owned company. Given the comparatively 
low rents across the market and sub-market housing in the City, compared to the 
capital costs of new build, the company model only works at full market rent levels 
i.e. the financial ‘yields’ are too low at lower rents to make the company model 
work. Therefore there is no, or very limited, opportunity to develop sub market new 
build properties in a company model.   
 

4.5 There is though a gap in the housing market for a quality market rented product. It 
is estimated that 43% of properties in the private rented sector (over 10,000 
homes in the sector) are non-decent (lack one or more modern amenities) and 
21% have category 1 hazards (are unsafe or injurious to health). 
  

4.6 There are wider strategic reasons why the development of a company may be an 
option the Council wishes to consider: 

 Intervenes in the market where it hasn’t provided adequately for the 
community i.e. leadership role  

 The resultant properties would not otherwise be built therefore generating 
additional Council tax and new homes bonus income.  

 There is the potential for the Company to become involved in facilitating 
other housing projects of which there are several that are currently stalled 

 The company widens the scope of Council business and will establish new 
ways of working that could potentially be transposed to other work areas. 
  

5. Strategic Priorities  
 

5.1 Growing the local economy  
The three initiatives of increased HRA spend, greater housing association and 
wholly owned company activity would seek to deliver around 500 additional homes 
for various tenures over the next five years. This will cost over £50m to deliver. In 
this way the Council would be taking both a strategic and practical lead to help fill 
the housing gap between supply and demand.   
 

5.2 Protecting the poorest people in Lincoln 
HRA spend seeks to serve and protect some of the poorest people in our 
community.   
 

5.3 Increasing the supply of affordable housing 
The plan commits the Council to the new build of 100 further properties for social 
rent and thereby delivering 250 units in the period 2012-2021. There are currently 
2,800 applicants on the Council’s housing waiting list.  
 

6. Organisational Impacts  
 

6.1 Finance (including whole life costs where applicable) 
The summary financial projections supporting the plan are included at appendices 
B and C within the plan. There are more detailed comprehensive spreadsheets 
behind the appendices which have been verified by the Council’s financial team.    
  

6.2 Legal Implications including Procurement Rules  
There is a legal requirement to prepare a Housing Revenue Account Business 
Plan at appropriate intervals. 



  
6.3 Land, property and accommodation 

The Plan incudes for the acquisition of land and the building of property. 
  

6.4 Human Resources 
None at this time.  
 

6.5 Equality, Diversity & Human Rights (including the outcome of the EA attached, if 
required).  
Not applicable. 
 

6.6 Significant Community Impact 
The plan seeks to deliver better services to tenants and greater investment in 
Housing. 
 

6.7 Corporate Health and Safety implications  
Not applicable. 
 

7. Risk Implications 
 

7.1 (i)        Options Explored  
In writing the plan a number of options were explored in terms of investment, 
service levels and staffing.  
 

7.2 (ii)        Key risks associated with the preferred approach 
The plan as presented meets Corporate objectives relating to improving services 
and increasing affordable housing. A contingency amount is retained in the capital 
account.  
 

8. Recommendation  
 

8.1 
 

To consider the proposed adoption by the Council of the attached new Housing 
Revenue Account Business Plan appended to this report, inclusive of the financial 
profiling and action plan at appendices B, C and F. 

 
Key Decision 
 

Yes 
 

Do the Exempt Information 
Categories Apply? 
 

No 
 

Call in and Urgency: Is the decision 
one to which Rule 15 of the Scrutiny 
Procedure Rules apply? 
 

No 

How many appendices does the 
report contain? 
 

1 

List of Background Papers: 
 

None 

Lead Officer: Bob Ledger, Strategic Director of Housing and 
Regeneration 

 


