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Is this a Key Decision? 
 

This is a key decision because it relates 
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(a) Expenditure (including anticipated 
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(b) In excess of 10% of the gross 
controllable composite budget at Head of 
Service/ Assistant Chief Executive level 
(subject to a minimum value of £250,000) 

(c) Significant effect on two or more Ward 

When should this matter be reviewed? 
 

The HRA Business Plan should be 
reviewed on an annual basis.  

Reviewing OSC: 
 

Towns and Communities.  

 
 

The subject matter of this report deals with the following Council 
Objectives 

 
Communities making Havering [x] 
Places making Havering [x] 
Opportunities making Havering [x] 
Connections making Havering []  
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SUMMARY 

 
 
1. The Housing Revenue Account is a sub-account of the Council’s general fund 

and is funded from the rents and other charges paid by the council’s tenants. 
Under the Local Government & Housing Act 1989 the HRA must be used for 
service relating to the council’s role as a landlord. This includes the 
management and maintenance of the existing stock and the development of 
new housing stock. The Council is required to ensure that the HRA does not 
operate in deficit in any financial year.  

 
2. Following the restructuring of housing finance in 2012 the management of the 

HRA has been carried out on a business planning basis with the planned 
income and expenditure for the next 30 years projected to ensure that the 
commitments and assumptions can deliver a plan that it viable.  

 
3. The Chartered Institute of Public Finance & Accounting (CIPFA) have 

recommended that borrowing in the HRA should be managed in the same way 
as through the Prudential Code for the General Fund however, given that there 
are different income and expenditure sources in the HRA there should be 
different prudential limits. This report recommends the prudential borrowing 
limits for the HRA that should be adopted based on best practice from CIPFA.  

 
 

RECOMMENDATIONS  
 
 
4. That the Cabinet note the proposed income and expenditure for the housing 

revenue account business plan up to 2050.  
 
 

REPORT DETAIL 
 
 

5. The housing revenue account (HRA) business plan sets out the council’s 
intentions for investment in council owned social and affordable rented housing, 
including repairs and maintenance for its existing housing and the provision of 
any new affordable housing. The business plan is underpinned by a financial 
model which is used to project HRA cash flows and model a range of scenarios 
and assumptions in income and costs.  

 
6. As the business plan makes projections for the next 30 years a number of 

assumptions have been used:  
 

6.1. Rental income 
6.2. Dwelling rents - average weekly rent per property (for existing homes) 

is estimated to increase from £98.51 to £179.25 in year 30 of the 
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plan. This reflects the September 2020 CPI of 0.5% for rent increases 
applied in April 2021 and then estimated 3% average rent increase 
for the next for years (being CPI +1%). For subsequent years a 
prudent inflationary increase (CPI, at 2%) is assumed as Government 
rent policy is yet to be determined. CPI is assumed at 2% throughout 
the model.  

 
6.3. Rents for new properties are modelled at affordable levels in line with grant 

funding requirements from the GLA. 
 
6.4. Voids and bad debts 
 

The assumptions of void losses at 2% and bad debts at 1% are consistent 
throughout the plan and in line with other authorities, with the exception of 
year 1 with bad debts at 1.41%. 

 
6.5. Inflation 
 

Management, maintenance, service costs and charges are all inflated at 
2% pa at the assumed CPI rate and therefore aligned with rent increases 
in the medium to longer-term. 

 
6.6. Operating costs 
 

Operating costs cover such items as staffing costs and responsive repairs. 
Havering’s costs are below average however an assumption has been 
made of a growth 0.5% in year 20/21 and then CPI per year with an 
adjustment for stock numbers. 

 
6.7. Stock Numbers 

As at 31st March 2020, the stock numbers were 9,128 tenanted properties. 
Stock loss is assumed Right to Buys losses of 65 in 20/21 and 50 pa 
thereafter plus 580 properties lost due to regeneration schemes. Increase 
in stock due to regeneration and acquisitions are based on the numbers 
set out in paragraph 9.  

 
6.8 Interest rates 
6.9 All new borrowing for development and refinancing of existing loans if they 

cannot be fully repaid within the plan has been set at 2.0%. At the time of 
writing, LBH anticipate being able to access borrowing at lower rates 
following the recent government consultation which proposed discounted 
levels if borrowing for the purposes of housing and regeneration. 

 
6.10 Minimum Reserve Balance 
 The minimum balance for the HRA needs to be determined and the existing level 

of £10 million has been applied in this model. 

 
7 Investment in the existing and new stock 
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7.1 The council has carried out a stock condition survey during 2020 to assess 
the investment needs of the current housing stock. This has been based on 
surveys of a sample of properties and the analysis of the data held on the 
council’s asset management system. Appendix 1 sets out proposed the 
investment needs for the stock over the next 30 years. In principle, the 
investment in existing stock should be funded through revenue contributions 
to capital rather than borrowing as the investment maintains the value of the 
asset rather than creating an asset.  

 
7.2 This shows some additional spending in some year due the need for 

component replacement, particularly kitchens, bathrooms and roofs.  
 
7.3 This initial 30 year plan will be used to as the basis on which to support and 

develop our new Asset Management strategy which will include our continued 
approach to Decent Homes and the impending Decent Homes 2, our 
approach to assessing the performance of our stock and investment 
decisions and the need to digitalise and future proof our properties. It will also 
importantly determine our ongoing approach and commitment to providing the 
safest homes possible and the most energy efficient, and start us on the 
journey to a net carbon zero housing portfolio.  

 
7.4 Total expenditure in the stock over the 30 plan period is £509m and this 

includes £18m for fire related works and £75m to reduce the carbon 
emissions from the stock, significant further work is continuing to determine 
the scope, extent and types of works required in these areas. 

 
7.5 Our previous business plan included a total capital requirement for the 

maintenance of our stock of £441m but this did not include any monies for the 
increased building safety agenda, compliance programme nor for energy 
efficiency improvements so the new and existing business plans have 
remained largely consistent. 

 
7.6 We have included sufficient monies to continue to address our compliance 

regimes, both to support our current approaches and to address the future 
requirements flowing from the Building Safety Bill and Regulatory Reform 
(Fire Safety) Order.  

 
7.7 Additionally we have allowed for the provision of additional cyclical 

programmes of work, such as property MOTs, cyclical decorating and drain 
clearance programmes which will allow us to proactively manage our stock 
and move from a predominantly responsive service to a more planned 
approach, which will improve the service for our customers.  

 
7.8 We are also in the process of procuring our new repairs and maintenance 

contracts, which will start in late 2021. Tenders prices have increased over 
the life of the previous contract and with the additional Covid risk it is likely 
that we will see increased prices for the delivery of the service. 
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7.9 The build-up of repairs and maintenance costs is on a per unit price, based 
on average spend information provided by consultants, it therefore does 
include reasonable contingencies to reflect market uncertainties and 
potential legislation changes in the future.  
 

8.0 HRA Revenue Accounts 
8.1 The HRA account as illustrated in Appendix 2  is always in a surplus 

position. The net income and expenditure position is top up with borrowing 
to ensure HRA reserves are maintained at £10m. 
 

8.2 Appendix 2  also shows that the HRA can cover the cost of borrowing.   
 

 
9.0 Regeneration and borrowing assumptions.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
9.1 The following assumptions on regeneration have been assumed in the 

business plan:  
 
9.1.1 As referred to above, LBH is undertaking an estate regeneration  
9.1.2 The graph below shows specifically the financial impact of the 

various schemes to the HRA, if borrowing is assumed at 2%. 
 
 
 
 
 
 
 
 

Scheme Name Years of 
deliver 

No. of 
units 

Total HRA 
borrowing 
requirements 

Napier New Plymouth 2020-2023 197 £48m 

Solar Serena Sunrise 2020-2023 134 £27m 

Waterloo Estate 
 

21/22- 556 £91M 

Council Buy-back scheme 
including regen 

2020-2030  £43M 

Farnham & Chippenham 
Road including the new 
Family Welcome & 
Assessment Centre 

2020-2324 685 £96M 

Bridge Close 
 

2020-2028 535 £110M 

NW Romford 
 

2024-2034 229 £40M 

MLH  
 

2020-2024 87 £28M 
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Chart 1 – Projected Regeneration Schemes Debt Profiles 

 
 
9.2 Whilst the charts do not take into account the loss of net income from the 

580 properties, it does provide reassurance that in overall terms the 
regeneration schemes fully cover their initial borrowing costs, from 2020, 
within 30 years. 

 
9.3 Borrowing requirements 
 
9.3.1 In April 2012, as a result of self-financing, Havering was given a debt 

allocation of c£170 to date, the HRA self- financing debt remains at £170m 
which is the bulk of the current HRA borrowing. The cost of servicing this 
debt is circa £6m pa. Since April 2012, the Council has borrowed a further 
£28m (in 2019/20) increasing the HRA debt to £198m. 

 
9.3.2 The HRA borrowing requirements, whilst maintaining a £10m reserve 

balance, for the next 10 years are as follows: 
  

 
 
9.3.3 There is significant capital expenditure within the early years of the plan and 

we have demonstrated in the chart below the categories that provide the 
reasons for this. It is important to note that the life-cycle costs relating to the 
existing stock exclude provision for energy efficiency works.  

 
 
 

1 2 3 4 5 6 7 8 9 10

2020.21 2021.22 2022.23 2023.24 2024.25 2025.26 2026.27 2027.28 2028.29 2029.30

£m £m £m £m £m £m £m £m £m £m

HRA borrowing 11.337 101.844 128.951 125.477 126.981 59.507 18.638 0 0 14.520
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Chart 2 – Projected Capital Expenditure Analysis 

 
 

9.3.4 In order to the finance the levels of capital expenditure demonstrated 
above (chart 3) the projected debt (HRA CFR) is demonstrated in the 
graph below. 

 
 

Chart 3 – Projected debt profile (HRA CFR)  

 
 

9.3.5 Borrowing is projected to peak in year 7 at £770million and then is capable 
of being reduced to £315.8million by year 30. 

 
9.3.6 The HRA BP assumes when the CFR loans mature, the debt is not 

refinanced. The HRA only borrows as required. 
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10.0 Metrics 
 
10.1 The impact of modelling in the HRA can be measured through a set of 

indicators. Post the debt cap it is important that the council adopt a set of 
metrics to measure the debt and borrowing capacity. 
  

10.2 To measure the viability of the model, the outputs from the HRA Business 
Plan model can be analysed using a set of well identified metrics. These 
metrics are starting to be used in councils and more widely in the private 
sector and housing associations.  
 

10.3 The table below shows the comparisons of the metrics against 15 outer 
London boroughs and a peer group of similar local authorities, with similar 
sized HRA. 2018/19 is the latest data available. Data for the gearing ratio is 
not available.  

 

Description 

LBH 
Forecasts 

2020.21 

LBH 
Actual 
2018.19 

15 Outer 
London 
2018.19 

Peer Group 
2018.19 

National 
Actual 

2018.19 

Operating margin 23% 30% 25% 29% 24% 

Interest Cover Ratio 1.92 2.90 2.00 1.91 1.93 

Loan to Value 36% 30% 24% 28% 28% 

Debt: Turnover 3.8 3.1 2.9 4.1 3.2 

 

10.4  Operating Margin is calculated as the percentage of ‘Net Income from 
Services’ over ‘Total Income’. The Council’s operating margin of 23% is 
below peer groups. Operating surpluses in 2020.21 are budgeted to be 23% 
of turnover (the Operating Margin). This is lower than the conventional 
average performance of housing associations and reflects the high level of 
repairs and management expenditure as a percentage of turnover, but is on 
a par with the national position for local authorities in 2018.191.  

 
 The operating margin is projected to increase in the following years and 

after year 2023.24 remains above 30% for the rest of the Business Plan. 
 
 

10.5  The suggested minimum metrics have been set as follows: 
 

 Interest Cover Ratio (ICR)    @ minimum 1.25 

 Loan to Value (LTV)    @ maximum 70% 

 Gearing-proxy      @ maximum 70% 

 Debt to Turnover    @maximum 5.0-8.0 
 

                                            
1 The latest year for which we have comprehensive sector-wide data 
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10.6 These are suggested minimum/maximum constraints and have been based 
on the benchmarking data and the advice of Savills. Traditionally local 
authorities, due to the historical constraints of the borrowing cap, have had 
low levels of borrowing compared to housing association. Therefore their 
ICR and loan to values have been conservative. Those proposed here are 
closer to the commercial levels used by housing associations. The Council 
may wish to operate with a leeway within each.  

 
The four graphs below illustrate these metrics.  

 
 
Chart 4.1– Interest Cover Ratio Projections  
 
This is the ratio of operating surplus divided by interest costs, and represents the 
cover that the HRA has against its interest cost liabilities in any year; the ICR is set 
to a minimum which provides comfort that if there were a sudden drop in income or 
increase in operating costs, there would be sufficient headroom to continue to cover 
debt interest. 

 
 

• The ICR does not fall below the 1.25 suggested minimum level throughout the 
plan (lowest level 1.45 Yr. 6) 
 

 The ICR shows that capacity is available in the early to mid-years and then 
begins to grow following the completion of the majority of the estate regeneration 
schemes. 

 
Chart 4.2 – Loan to Value Ratio Projections 
 
LTV is best defined in the HRA context as Outstanding Debt / Fixed Asset Value. 
Debt is defined as the HRA CFR as this is the amount that must be financed with 
interest payments in the HRA. Asset values include all assets, dwellings and non-
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dwellings, as all assets are included in the generation of net income cashflows in 
the HRA. 

 
 

 The graph demonstrates that there is the same direction of travel in terms of no 
capacity over the first half of the plan for the LTV and gearing projections until 
the second-half of the plan. 

 
 This graph requires further explanation. The Existing Use Valuation for asset 

valuation, used in this formula is 25% of the market value, as stated in the 
Statement of Accounts. This is the same valuation methodology used across 
London. This will be revised next year by MHCLG so this figure may be 
adjusted.  
 

 Hence the LTV figure will always be higher for a HRA then a housing 
association. 

 
 The above graph demonstrates that debt will exceed the balance sheet values 

of the properties between years 3-16. This is expected as the majority of the 
build phase is in the next 10 years, after which point the Assets Values start to 
increase and hence the LTV begins to reduce to 70% in year 16. Performance 
needs to be carefully monitored to ensure the LTV reduces to the target level.  

 
Chart 4.3 – Gearing Ratio Projections 
 
The gearing ratio aims to capture the extent to which assets are financed through 
debt. Gearing is set to a maximum, with 70% being typical. 
 

There are obvious challenges in the HRA context in considering the use of historic 
costs for asset acquisition/development and also the extent to which assets have 
been financed from reserves or capital receipts over many decades. We have 
therefore proposed a “proxy” for gearing which aims to capture some sense of the 
development of reserves alongside asset value to provide an extra sense around 
capacity.  
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The measure demonstrates the difference between borrowing and asset value, 
including reserve balances. Gearing is above the recommended 70%, between 
years 3 and 16. 
 
As explain above, this is expected whilst the Council is build phase and Asset Values 
do not realise until after year 10.  
 
Chart 4.4 – Debt: Turnover Ratio Projections 
 
Another measure we have developed for this analysis is the ratio of Debt to Turnover. 
This measures the level of turnover in relation to debt, which differs slightly from the 
ratio used for assessing debtor balances against turnover. As a proxy we have 
suggested a ratio of 5:0, so that turnover can cover the level of debt outstanding by 
a factor of 5 times.  
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 In year 0, the starting positon of self-financing, the Debt to Turnover ratio is 3. 
 

 In year one and two (2020/21,2021/22) the plan projects the Council will 
borrow a further £113m (7.11.2 above), this added to the self-financing debt, 
results in Debt to Turnover ratio of 5.5. 
 

 The Councils ambitions to borrow a further £474m will no doubt result in ratio 
above 5 until the builds are complete and rental income is realised. 

 
11.0 Stress testing the assumptions. 

 
11.1 Impact of changing assumptions and behaviour 

 
11.2 The table below sets out a series of sensitivities to illustrate how changes in 

behaviour or underlying economic assumptions might impact future capacity, 
given no additional changes to stock numbers. 

 
Sensitivity of future debt capacity forecasts – ICR basis 

 Debt Capacity 

Max debt capacity @ x years £million * Year 11 Year 30 

Base Plan 1,179 1,333 

General Inflation +1% 1,285 1,630 

General Inflation -0.5% 1,129 1,184 

Management Costs decrease by 2% 1,200 1,352 

Rents Increase by CPI +0.5% long-term post-2025 1,231 1,538 

 * Based on ICR calculation 
 

The table illustrates the following: 

 Increases in income may support further significant growth opportunities, 
whether those are driven by real rent increases or simply higher inflation in the 
shorter-term. 

 

 Local decisions around management and maintenance operating costs can also 
have an impact on capacity. 

 
12.0 Scenario modelling: incorporating an estimate for increase in 

expenditure 

A. Energy Efficiency Investment 
 
By way of illustration, if the Council incorporated a general estimate of additional 
investment expenditure to existing stock in the order of the provision of £75milllion 
towards energy efficiency works 
 
This will assess if: 
1. The potential additional expenditure could be supported by the business plan  
2. The impact that such growth could have on increasing capacity over time. 
 
Chart 5.1 – Interest Cover Ratio projections – £75m of Energy Efficiency Works 



Cabinet, 16 December 2020 

 

 

 
 

As expected, due to increasing the interest charges and additional borrowing the 
HRA capacity headroom reduces to a minimum point of £94million in year 6. 
Furthermore, due to the additional borrowing the projected closing HRA CFR 
position would be £447million. 
 

B. Investment in Additional New Homes 
 
By way of example we have modelled the addition of 500 homes developed or 
acquired in years 5 to 9 at a cost of £350,000 per unit (inflated) with assumed 
subsidy through 1-4-1 receipts at 30% with rents charged at affordable levels. 
 
Chart 5.2 – Interest Cover Ratio projections – addition of 500 new homes 

 
 
The closing HRA CFR position is higher at £391million but with borrowing 
headroom minimised at £112million at year 3. Whilst borrowing increases the 
benefit of additional net rental income increases borrowing capacity. 
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C. Increase in Interest Charges 
 
In this scenario we have modelled the average interest rate for new borrowing and 
refinancing at 3.0% to demonstrate the impact this would have on the plan and the 
ICR borrowing capacity metric. 
 
Chart 5.3 – Interest Cover Ratio Projections – Additional 1% Interest Charge 

 
 
The additional interest charge results in additional borrowing with a forecast closing 
position of £522million and for a short period of two years the levels of loan 
capacity being exceeded. 
 

D. Combination of scenarios 
We have modelled the combined impact of the above scenarios upon the ICR. 
 
Chart 5.4 – Interest Cover Ratio Projections – Combination of Energy 
Efficiency, 500 New Homes and Interest Rate Increase 
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The final debt outstanding is forecast at £794million and in terms of debt capacity, 
the modelling demonstrates that between years 6 and 8 the HRA CFR would be 
greater than the suggest maximum level of borrowing. 
 
There are a series of mitigating factors to the scenarios modelled: 
 

 There could be a form of Government subsidy towards the costs of energy 
efficiency works 
 

 The profile of delivery of the additional 500 homes could be delayed or spread 
over a greater period 
 

 The risk of interest rate increases will be offset by significant borrowing in the 
earlier years which will be on fixed rate borrowing rates this bringing down the 
average interest rate, possibly below the 2.0% modelled. 

 
E. Exclusion of Bridge Close Regeneration Scheme 

 
This scenario considers the exclusion of the Bridge Close Regeneration scheme 
initially delivering a total of 535 properties for rent at affordable and sub-market 
rent with shared ownership included. 
 
Chart 5.5 – Interest Cover Ratio Projections – Exclusion of Bridge Close 
Regeneration Scheme 

 
 
Due to the positive impact this scheme has on the plan the resulting debt at year 
30 increases to £385.4million, an increase of £69.6million. It does, however, create 
additional borrowing capacity where the minimum headroom is £163million in year 
four. 
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13.0 Summary 
 

13.1 The HRA business plan forecast has been refined to generate an analysis of 
future borrowing capacity.  
 

13.2 The defined four metrics or ratios illustrate how a capacity framework might 
be developed to underpin future decision making in investment and borrowing 
strategies.  

 
13.3 Operating margins of c23% are lower than the national HRA average and 

peer group. Our current performance against the four capacity metrics 
suggests that the HRA is however slightly higher geared initially than the 
average HRA and then increases with additional borrowing. This then 
reduces after year 6. Unutilised capacity is immediately available, but 
dependent upon assumptions within the model this may be planned to be 
utilised in future years.  

 
13.4 The plan provides a robust base upon which to analyse future debt capacity 

levels. 
 

13.5 By substantially increasing the investment in existing stock, for example to 
assist with meeting the energy efficiency agenda, would still result viable 
business plan although at the expense of additional borrowing. The 
investment in new stock, through the acquisitions and regeneration schemes, 
creates the income stream from the additional rent, that enables the long-term 
investment in the existing stock. Without that investment in new stock the 
income stream would diminish, thus reducing our ability to maintain our stock 
to a decent level.   

 
13.6 The primary suggested capacity constraint, therefore, within the business 

plan is the Interest Cover Ratio, which measures the extent to which 
operating surpluses can cover debt interest payments and provide comfort 
against short-medium term reductions in income or increases in costs against 
the backdrop of £10million minimum reserve balances (inflated) within the 
plan.  

 
13.7 The Council can affect future operating surpluses through effective cost 

management and this would increase borrowing capacity. Similarly, increases 
in inflation and in particular in rent inflation would add significantly to future 
capacity. 

 
 

REASONS AND OPTIONS 
 
 
14.0 Reasons for the decision: 
 

It is best practice from the CIPFA to carry out a review of the 30 year business 
plan on a regular basis and to test out potential scenarios based on the risks 
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that have been identified. The proposed prudential borrowing rules enable the 
assessment of the risks to the business plan to be considered in the context 
of the impact they would have to the financial health of the HRA.  

 
15.0 Other options considered: 
15.1 Alternative scenarios and options have been set out in the body of the report.  
 

 
 IMPLICATIONS AND RISKS 

 
 
16.0 Financial implications and risks: 
 
16.1 As has been portrayed in the graphs and information earlier in this report, 

the latest plan seeks to maximise the investment in regeneration 
programmes in order to deliver new homes for the borough. The 
consequence of this is that the capital expenditure profile drives up the level 
of borrowing required in order to achieve this objective, taking the peak 
borrowing year in the plan (2026/27) to £770.00m. Up to year 13, the 
borrowing remains above £731m before reducing over the remainder of the 
plan as capital expenditure decreases. This sustained increased debt level, 
reduces the ability of the HRA to absorb and manage the financial impact of 
unforeseen and unplanned risks that may materialise during the course of 
the plan. 

16.2 This means that if any overspends to budget occur which place an 
increased burden on the HRA, or if capital receipts are delayed or reduced, 
this would further increase the borrowing requirement. The HRA is currently 
by law not allowed to budget for an in year I&E deficit so there is a point 
where the revenue budget cannot support sustained high levels of 
borrowing. Therefore, the Council would need to identify and implement a 
number of actions which mitigate and reduce the pressure on borrowing. 
 

16.3 It is important to note that the spend profile in this plan is not wholly and 
contractually committed such that the council is left with no controls or levers 
with which to control the level of capital spend set out in the programme. It 
sets out the aspiration of what could be achieved within the constraints of 
the assumed borrowing cap and reserves if everything went to plan, while 
also demonstrating that over the longer term the plan can be maintained as 
a viable proposition. 
 

16.4 The Business Plan conforms to the Chartered Institute of Housing (CIH) and 
CIPFA voluntary code on self-financing HRAs. This includes compliance 
with CIPFA’s Code of Practice on Local Authority Accounting in the UK 
including depreciation of assets on a componential basis. 
 

16.5 The Council complies with the both the principles of co-regulation as set out 
in “The Regulatory Framework for Social Housing in England from 2012” 
and the requirements of the CIPFA/CIH “Voluntary code of practice on self-
financing HRAs”. 
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17.0 Legal implications and risks 
 
17.1 Statutory requirements as to the keeping of a Housing Revenue Account 

(HRA) are contained in the Local Government and Housing Act 1989. The 
provisions include a duty, under Section 76 of the Act, to budget to prevent 
a debit balance on the HRA and to implement and review the budget. 

 
17.2 The Localism Act 2011 contains provisions relating to housing finance in 

Sections 167 to 175. These provisions introduced a new system of council 
housing finance which ended the current Housing Revenue Account subsidy 
system in England and replaced it with self-financing arrangements. Section 
171 of the Localism Act 2011 empowered the Secretary of State to make 
provision relating to the level of indebtedness in relation to local housing 
authorities in England which keep a Housing Revenue Account. 

 
17.3 Under Regulation 12 of the Local Authorities (Capital Finance and 

Accounting) (England) Regulations 2003 (as amended) local authorities are 
required to use RTB capital receipts to pay the "poolable amount" to the 
Secretary of State, on a quarterly basis. 

 
18. Human Resources implications and risks: 

 
There are no direct human resources implications of this report.  

 
19. Equalities implications and risks: 
 
The investment in the council housing stock and the delivery of new affordable 
housing set out in this report will have a positive impact on current and future 
tenants with protected characteristics.  
 
20. Health and Wellbeing implications and Risks 
 
The provision of good quality affordable housing has a direct impact on the health 
and well-being of residents of Havering.  
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Appendix 1  
 
Housing Investment Needs for council stock 
 
Source: Savills Stock Condition Survey 2020 
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Appendix 2 – HRA Business Plan Projections 
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