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Cabinet – Agenda

Agenda
PART A - Standard items of business:

1. Welcome 

2. Public Forum 
Up to one hour is allowed for this item 

Any member of the public or Councillor may participate in Public Forum. 
Petitions, statements and questions received by the deadlines below will be 
taken at the start of the agenda item to which they relate to. 

Petitions and statements (must be about matters on the agenda):
• Members of the public and members of the council, provided they give notice 
in writing or by e-mail (and include their name, address, and ‘details of the 
wording of the petition, and, in the case of a statement, a copy of the 
submission) by no later than 12 noon on the working day before the meeting, 
may present a petition or submit a statement to the Cabinet.

• One statement per member of the public and one statement per member of 
council shall be admissible.

• A maximum of one minute shall be allowed to present each petition and 
statement.

• The deadline for receipt of petitions and statements for the 3 February 
Extraordinary Cabinet is 12 noon on 2 February. These should be sent by e-mail 
to: 
democratic.services@bristol.gov.uk

Questions (must be about matters on the agenda):
• A question may be asked by a member of the public or a member of Council, 
provided they give notice in writing or by e-mail (and include their name and 
address) no later than 3 clear working days before the day of the meeting.

• Questions must identify the member of the Cabinet to whom they are put.

• A maximum of 2 written questions per person can be asked. At the meeting, a 
maximum of 2 supplementary questions may be asked. A supplementary 
question must arise directly out of the original question or reply.

(Pages 5 - 7)
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• Replies to questions will be given verbally at the meeting. If a reply cannot be 
given at the meeting (including due to lack of time) or if written confirmation of 
the verbal reply is requested by the questioner, a written reply will be provided 
within 10 working days of the meeting.

• The deadline for receipt of questions for the 3 February Cabinet is 5.00 pm on 
Thursday 28 January. These should be sent by e-mail to: 
democratic.services@bristol.gov.uk 

Please indicate whether you are planning to attend the meeting to present your 
statement or receive a verbal reply to your question by Monday 1 February at 
2pm.

3. Apologies for Absence 

4. Declarations of Interest 
To note any declarations of interest from the Mayor and Councillors.  They are 
asked to indicate the relevant agenda item, the nature of the interest and in 
particular whether it is a disclosable pecuniary interest. 

Any declarations of interest made at the meeting which is not on the register of 
interests should be notified to the Monitoring Officer for inclusion.

PART B - Key Decisions

5. Housing Revenue Account Budget proposals for 2021/2022 

(Pages 8 - 65)

mailto:democratic.services@bristol.gov.uk


www.bristol.gov.uk 

Public Information Sheet
Inspection of Papers - Local Government (Access to Information) Act 1985

You can find papers for all our meetings on our website at https://www.bristol.gov.uk/council-meetings 

Covid-19: changes to how we hold public meetings

Following changes to government rules, we will use video conferencing to hold all public meetings, 
including Cabinet, Full Council, regulatory meetings (where planning and licensing decisions are made) 
and scrutiny.

Councillors will take decisions remotely and the meetings will be broadcast live on YouTube.

Members of the public who wish to present their public forum in person during the video conference 
must register their interest by giving at least two clear working days’ notice to Democratic Services of 
the request.  To take part in the meeting, you will be required to register for a Zoom account, so that 
Democratic Services is able to match your named Zoom account to your public forum submission, and 
send you the password protected link and the instructions required to join the Zoom meeting to make 
your statement or ask your supplementary question(s).

As part of our security arrangements, please note that we will not permit access to the meeting if 
your Zoom credentials do not match your public forum submission credentials. This is in the 
interests of helping to ensure a safe meeting environment for all attending or observing proceedings 
via a live broadcast.  

Please note: Members of the public will only be invited into the meeting for the duration of their 
submission and then be removed to permit the next public forum participant to speak.

Changes to Public Forum

Members of the public may make a written statement, ask a question or present a petition to most 
meetings.  Your statement or question will be sent to the Committee Members and will be published 
on the Council’s website before the meeting.  Please send it to democratic.services@bristol.gov.uk.  
The following requirements apply:

 The statement is received no later than 12.00 noon on the working day before the meeting and is 
about a matter which is the responsibility of the committee concerned.

 The question is received no later than 5pm three clear working days before the meeting.
 Any statement submitted should be no longer than one side of A4 paper. For copyright reasons, 

we are unable to reproduce or publish newspaper or magazine articles that may be attached to 
statements.

 Your intention to attend the meeting must be received no later than two clear working days in 
advance. The meeting agenda will clearly state the relevant public forum deadlines.
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By participating in public forum business, we will assume that you have consented to your name and 
the details of your submission being recorded and circulated to the Committee, published on the 
website and within the minutes. Your statement or question will also be made available to the public 
via publication on the Council’s website and may be provided upon request in response to Freedom of 
Information Act requests in the future.

We will try to remove personal and identifiable information.  However, because of time constraints we 
cannot guarantee this, and you may therefore wish to consider if your statement contains information 
that you would prefer not to be in the public domain.  Other committee papers may be placed on the 
council’s website and information within them may be searchable on the internet.

During the meeting:

 Public Forum is normally one of the first items on the agenda, although statements and petitions 
that relate to specific items on the agenda may be taken just before the item concerned.

 There will be no debate on statements or petitions.  
 Public Forum will be circulated to the Committee members prior to the meeting and published on 

the website.
 If you have arranged with Democratic Services to attend the meeting to present your statement or 

ask a question(s), you should log into Zoom and use the meeting link provided which will admit you 
to the waiting room.

 The Chair will call each submission in turn and you will be invited into the meeting. When you are 
invited to speak, please make sure that your presentation focuses on the key issues that you would 
like Members to consider. This will have the greatest impact.

 Your time allocation may have to be strictly limited if there are a lot of submissions. This may be as 
short as one minute, and you may need to be muted if you exceed your allotted time.

 If there are a large number of submissions on one matter, a representative may be requested to 
speak on the group’s behalf.

 If you do not attend the meeting at which your public forum submission is being taken your 
statement will be noted by Members.

For further information about procedure rules please refer to our Constitution 
https://www.bristol.gov.uk/how-council-decisions-are-made/constitution

The privacy notice for Democratic Services can be viewed at www.bristol.gov.uk/about-our-
website/privacy-and-processing-notices-for-resource-services

Webcasting/ Recording of meetings

Members of the public attending meetings or taking part in Public forum are advised that all virtual 
public meetings including Full Council and Cabinet meetings are now broadcast live via the council's 
webcasting pages. The whole of the meeting will be broadcast (except where there are confidential or 
exempt items).  
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Other formats and languages and assistance for those with hearing impairment

You can get committee papers in other formats (e.g. large print, audio tape, braille etc) or in 
community languages by contacting the Democratic Services Officer.  Please give as much notice as 
possible.  We cannot guarantee re-formatting or translation of papers before the date of a particular 
meeting.
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Decision Pathway – Report

PURPOSE: Key decision 

MEETING: Cabinet

DATE: 26 January 2021

TITLE HRA Budget proposals for 2021/2022 

Ward(s) All

Author: Sarah Spicer Job title: Business Innovation Manager

Cabinet lead:  Cllr Craig Cheney Executive Director lead: Stephen Peacock

Proposal origin: BCC Staff

Decision maker: Cabinet Member
Decision forum: Cabinet

Purpose of Report: 
The report seeks Cabinet’s endorsement of the proposed 2021/22 Housing Revenue Account (HRA) Budget, 5-year 
capital plan and planned expenditure. It also seeks delegated authority to appoint all necessary contractors to 
implement the delivery of these plans, including the Housing Investment Plan and HRA Development Programme 
(new council homes).    

Evidence Base: 
The Housing Revenue Account (HRA) is a separate ring-fenced account and covers all activities of BCC as landlord of 
circa 26.8k housing stock. There are further 1.7k leasehold properties which have been sold under RTB, but which are 
in blocks where the Council continues to maintain the common areas and the fabric of the building.  

The Council has a duty to develop a balanced HRA budget for the next financial year, as well as a sustainable long-
term business plan, which takes into account both the capital investment needs of its stock and the revenue costs of 
managing and maintaining it. A one-year revenue budget for 2021/22 and a 5-year capital programme 2021/22 – 
2025/26 are being presented for approval. The budget has been set to ensure that the HRA can deliver: its day to day 
service provision, service improvements, essential repairs, maintenance and improvements to the housing stock; and 
a development programme with the potential to develop up to 571 new council homes over the next 5 years.

Over the next year it is proposed to carry out a thorough review of the HRA to produce an updated 30-year business 
plan.  The focus of this work will be to improve the service that tenants receive, implement the outputs of the 
Moving Forward Together change programme, improve the quality of our estates and housing stock, continue to 
address the challenges of the climate emergency and the need for more affordable housing, and ensure the long 
term financial sustainability of the HRA.  This work will inform future decisions about capital investment, service 
delivery and rent policy.  As a result some of the assumptions in the 5-year capital programme are subject to change.

Revenue Income
The main sources of income for the HRA are the rent and services charges paid by tenants and leaseholders. To date 
BCC has retained social rent levels, set in line with the national Rent Standard although social rents in Bristol are 
significantly lower than market and Affordable Rents. 

Although the Rent Policy and Rent Standard allows Local Authorities to increase rents by up to CPI plus 1% for 
2021/22, in view of the current economic conditions, the impact of pandemic and the hardship suffered 
by people in need it is proposed that the Council will freeze rents for existing tenants for the coming year, 
effective from April 2021.  

To maintain the existing level of service will require an accelerated use of HRA reserve in the short term and the 
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identification of service efficiencies over the next year.

The HRA forecasts revenue income of £122.1m for 2021/22 compromised of:
 £113.5m rental income - of this a percentage will be lost as no income is received while properties are void 

(empty) -£1.2m
 £9.0m service charges (based on actual costs, plus an inflationary uplift) 
 £0.8m in charges for other assets, including garages and shops, and interest on balances.

Revenue Expenditure
The first priority for HRA expenditure is to make service provision for council tenants: estates and housing services; 
and repairs, maintenance and improvements to council housing. For 2021/22 this includes:

 £33.9m for responsive repairs and maintenance, including compliance safety programmes
 £31.8m to deliver supervision and management functions
 Up to £0.8m for Moving Forward Together (part of the £1.4m approved by Cabinet June 2020) to test and roll 

out a new operating model during 2021 that will deliver improved services that meet residents’ priorities.
 £1.7m for an expanded programme of planned improvements and fire safety, (included in Appendix A2) to 

ensure work that could not be delivered in 2020/21 due to Covid-19 is carried out during 2021/22. This is also 
to be funded from the HRA General Reserve.

Capital Programme 
The 5 year Capital Programme consists of: 

 £216.1m Housing Investment Programme for maintaining and improving the existing stock as set out in 
Appendix A2.  This includes £2.3m to match fund income of £1.29m from the Social Housing Decarbonisation 
Demonstrator grant to deliver an energy efficiency pilot, testing a whole house retrofit scheme to 40 homes, 
to allow us to learn lessons, and potentially roll out the scheme to more homes as part of our commitment 
for all home to be net zero carbon by 2030 and more affordable to heat

 £103.7m HRA Development Programme of delivering new council homes as set out in Appendix A3. 
 £2.5m HRA IT Infrastructure, which is for continuous improvement and maintenance of the HRA systems

The 5-year Capital Programme is financed through
 £164.2m Major Repairs Allowance, which is exclusively used to fund the Housing Investment Programme 

(HIP)
 £72.6m Revenue funding including use of reserves. 87% of this is used to fund the HIP, with the remainder 

being used for the HRA Development Programme and the HRA infrastructure. 
 £34.9m Unapplied Capital receipts used wholly on the HRA Development Programme
 £39.3m Capital Receipts (including receipts from the first tranche of shared ownership homes) and grant 

funding. This is wholly used on the HRA Development Programme. 
 £11.3m prudential borrowing required in years 4 and 5, i.e. 2024/25 – 2025/26 for the financing of the HRA 

Development Programme. 

Reserves
In last year’s budget the decision was taken to amalgamate all the HRA reserves into one general reserve.  However 
for transparency it is now recommended that the CCTV reserves is held separately as this is part of tenants’ service 
charges and is ring-fenced to the CCTV charges.

Business Plan
The decision not to increase rents in 2021/22 will result in an additional £1.8m being drawn down from reserves to 
maintain existing services levels and planned levels of maintenance and investment in stock. There will be new 
pressures and spending requirements over coming years.  These include new regulations resulting from the Social 
Housing White paper and Building Regulations, carbon reduction targets and estate regeneration. These will be 
explored further during 2021/22, as we review our Business Plan and consult with key stakeholders to develop new 
long-term plans and priorities. 
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Appendix A1 contains further details regarding the proposed budget, detailing income and expenditure. 
Appendix A2 provides information regarding the Housing Investment Plan, outlining the expenditure required to 
maintain and invest in existing homes.
Appendix A3 provides additional information regarding the HRA Development Programme.  It outlines a programme 
to deliver new council homes through the HRA, between 2021/22 to 2025/26, through a mixture of new build and 
refurbishment/conversion opportunities. These homes will be comprised of both social rent and shared ownership 
and will help replace stock loss through the RTB. 

Cabinet Member / Officer Recommendations: 
That Cabinet endorses the following recommendations for approval at Full Council:

1. Approve:
 No increase to dwelling rents for 2021/22.
 The 1-year Revenue budget for 2021/22 and 5-year Capital Programme 2021/22 – 2025/26, as 

detailed in Appendix A1, noting here is no additional borrowing requirement before 2024/25.
 The Housing Investment Programme (HIP) as shown in the 1-year Revenue budget and 5-year Capital 

Programme in Appendices A1 and A2
 The Housing Development Programme as shown in the 1-year Revenue budget and 5-year Capital 

Programme in Appendices A1 and Appendix A3
 An in-year draw-down from the HRA General Reserve to fund planned HIP works carried forward 

from 2020/21 due to Covid restrictions
 Approve the delayed draw-down in 2021/22 from general fund reserve, of an agreed 2020/21 budget 

amendment (£100k) which was previously approved by Full Council Feb 2020, due to delays during 
the pandemic. This reserve was set aside to finance training for Housing and Landlord Services that 
would provide in-house skills to retrofit energy efficiency measures to council homes.

2. Authorise the Executive Director of Growth and Regeneration, in consultation with the Cabinet Member for 
Finance, Governance and Performance, to set service charges in line with the anticipated and actual cost of 
delivery.   

That Cabinet:
3. Approves transfer of the CCTV reserves to a separate reserve (£0.419m).
4. Approves the acceptance and spending of the Social Housing Decarbonisation Demonstrator grant of £1.29m.
5. Authorises the Executive Director of Growth and Regeneration in consultation with the Cabinet Member for 

Women, Families and Homes, the Section 151 officer and the monitoring officer to take all steps necessary to 
procure and award contracts during 2021/22 to deliver both the capital and revenue investment plans 
detailed in Appendices A1 and A2 notwithstanding that individual contracts may exceed the key decision 
threshold. 

6. Authorise the Executive Director of Growth and Regeneration in consultation with the Cabinet Member for 
Women, Families and Homes to submit appropriate funding applications (including for the carbon retrofit 
projects), to agree associated grant terms/conditions, and if successful to progress to delivery of these 
projects via compliant procurement routes.

7. Authorises the Executive Director of Growth and Regeneration, in consultation with the Section 151 Officer 
and the Cabinet Member for Finance, Governance and Performance (with appropriate legal and procurement 
advice), to implement the HRA Development Programme set out in Appendix A3 giving authority to:

 Commit funding of up to £103.7m on the HRA Development programme;
 Allocate funding between the ‘developer-led’, ‘land-led’, property conversions and estate 

regeneration programmes as appropriate;
 agree sites for the programme;
 agree financial expenditure and tenure;
 authorise bidding and accept Homes England grant where deemed applicable;
 appoint all contractors and professional services associated with the proposed development through 

a procurement compliant process, subject to progress reports on the HRA Development Programme 
being brought back to Cabinet on a quarterly basis; and

8. approve deals for ‘developer-led’ schemes with all deals to be reported as part of the Officer Executive 
Decision process.
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Notes that all delegated authority given above will follow the Officer executive decision making procedure 
and that all such decisions will be published

Corporate Strategy alignment:  
1. The HRA Business Plan and Budget proposals ensure a quality housing service contributing to the overall 

corporate objectives particularly around “fair and inclusive” (decent homes that people can afford) and 
“wellbeing” (healthy and more resilient communities).

City Benefits: 
1. Fifteen percent of housing in Bristol is owned and managed by Bristol City Council, therefore decisions about the 

HRA budget impact directly on a significant number of households, as well as contributing to delivery of 
objectives in the Council’s Corporate and Housing strategies. 

2. Investment will help to safeguard the value of HRA assets; positively impact on the well-being of residents; and 
ensure health and safety obligations are complied with.

3. The proposal will facilitate the supply of additional affordable housing which will be of benefit to the whole City. 
Housing is at the heart of the Council’s drive to improve the quality of life for residents and to create thriving 
communities and attractive places where people positively choose to live. Housing should provide a springboard 
to achieving a high quality of life and create the opportunity for all to thrive in mixed communities of their choice. 
Creating a mixed and balanced community with a strong sense of place and liveable environment, can help 
benefit mental and physical health, social interaction and security. It will also help create greater equality of 
opportunity and quality of life. The lack of affordable housing causes homelessness and the people who are owed 
a homelessness duty by the Council are disproportionately young people, disabled people, BAME people and lone 
parents who are mainly women.

Consultation Details: Consultation is not required

Background Documents: 
Policy statement on rents for social housing  
Decision Statement: Rent Standard 2020   

Revenue Cost £122.1m Source of Revenue Funding Rents, other income and HRA balances.

Capital Cost £322.3m Source of Capital Funding Funded within the HRA.

One off cost ☐          Ongoing cost ☐ Saving Proposal ☐           Income generation proposal ☐

Required information to be completed by Financial/Legal/ICT/ HR partners:

1. Finance Advice: The Council has a duty to agree a balanced HRA budget for the next financial year, as well as 
maintaining a sustainable long term business plan, which takes account of capital investment needs in its stock and 
the revenue costs of managing and maintaining it. The HRA budget is ringfenced and must be accounted for 
separately from the General Fund. It is prudent for the HRA to maintain an appropriate level of reserves. 

There are significant financial risks to the sustainability of the HRA going forward as set out in the report, particularly 
with regard to maintaining an aging stock that requires significant investment to meet modern standards and tenants 
expectations and meeting the demand for housing hence the need to maximise the income generated which is reliant 
on rent increases . 

The 5 year capital programme includes the overall quantum of housing for developer led schemes.  The delegation 
for developer led schemes is for a total budget of £40m for 2021/22, this is based on indicative figures per site which 
are subject to change.

No increase to rents means that the inflationary increases in expenditure and to maintain the existing level of service 
will have to be managed by the use of reserves.  This erosion of reserves impacts on both the amount of cash 
available to invest in homes and/or services, as well as increasing the requirement for borrowing within the HRA.  
This is illustrated in the 5 year capital programme, no additional borrowing is currently anticipated until 2024/25 
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when £11.3m of borrowing will be required, by which point the reserves would have been reduced to the minimum 
level of £21m.  

Assumptions have been made with regards to future Right to Buys and capital receipts, if these assumptions are not 
realised then it will also have an impact on the financing of the capital programme.  Also, in allocating income to the 
individual financial years the timing of external receipts remains uncertain and so amounts have been allocated to 
individual financial years in proportion to scheme expenditure.

Please see Appendix A1 for detailed financial analysis on the proposed budget.

Finance Business Partner: Wendy Welsh, Finance Manager 13th January 2021 

2. Legal Advice: The Council is required to maintain, and review annually, a Housing Revenue Account in accordance 
with the provisions of the Local Government and Housing Act 1989 and directions issued thereunder.
The report seeks endorsement of the proposed budget for approval by Full Council, including its proposed revenue 
and capital spending plans, and also delegated authority for the Executive Director, Growth & Regeneration to 
implement those plans, (as summarised in the appendices) including all procurement activities, without further 
reference to Cabinet and notwithstanding that individual contracts may exceed £500k. 
To ensure the implementation of the programme is lawful, all procurement and contracting activities must comply 
with the appropriate Procurement Regulations and the councils own procurement rules.
Officers must also ensure the programme remains compliant with the Council’s budget and policy framework.
The Secretary of State for Housing, Communities and Local Government issued a Direction on the Rent Standard 2019 
which sets out how rents are to be calculated from April 2020. 

Legal Team Leader:   Eric Andrews, Team Leader Legal, 05th Jan 2021

3. Implications on IT:  IT Services continue to work with housing colleagues to help define and deliver operating 
efficiencies through the use of a digital transformation approach.  These budgetary recommendations are not 
anticipated to impact IT Services

IT Team Leader:  Simon Oliver, Director - Digital Transformation, 14th Dec 2020

4. HR Advice:  There are no HR implications evident

HR Partner:  Celia Williams, HR Business Partner – Growth and Regeneration,4th Jan 2021
EDM Sign-off Stephen Peacock   2nd Dec 2020
Cabinet Member sign-off Cllr Cheney  and Cllr Godwin  7th Dec 2020
For Key Decisions - Mayor’s 
Office sign-off

Mayor 18th Jan 2021

Appendix A – Further essential background / detail on the proposal
A1 – Budget and MTFP 
A2 – HIP 
A3– Development programme

YES

Appendix B – Details of consultation carried out - internal and external NO

Appendix C – Summary of any engagement with scrutiny NO

Appendix D – Risk assessment NO

Appendix E – Equalities screening / impact assessment of proposal YES

Appendix F – Eco-impact screening/ impact assessment of YES

Appendix G – Financial Advice   NO

Appendix H – Legal Advice  NO

Appendix I – Exempt Information  NO
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Appendix J – HR advice NO

Appendix K – ICT  NO
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Appendix A1 - The 2021/22 Draft Housing Revenue Account Budget and 
5 yr Capital Programme 2021/22 – 2025/26

1. Executive Summary

The Housing Revenue Account (HRA) is a separate ring-fenced account and covers all activities of BCC as landlord 
of circa 26.8k housing stock. In addition there are 1.7k leasehold properties which have been sold under RTB, but 
which are in blocks where the Council continues to maintain the common areas and the fabric of the building.  
The Council has a duty to develop a balanced HRA budget for the next financial year, as well as a sustainable long 
term business plan, which takes into account both the capital investment needs of its stock and the revenue costs 
of managing and maintaining it.  This paper presents the proposed 2021/22 revenue budget and the 2021/22 – 
2025/26 Capital Programme for approval.  

2. One year budget

 The one year budget focuses on three main areas of activity:
 repairing, maintaining and improving existing stock; 
 providing services for council tenants and leaseholders; and
 continuation of provision of new affordable homes programme to maintain existing levels of stock

3. Assumptions for Budget 2021/22

The assumptions in setting the budget for 2021/22 are tabled below

Table 1 – Assumptions in the proposed budget for 2021/22

Item Assumption Impact
Rent Increase (Dwellings) 0% £1.7m rental income foregone in 2021-22 vs. 

Rent Policy guidance. 
Rent Increase (Non-
dwellings)

0% £0.03m rental income foregone in 2021-22 
vs. Rent Policy guidance.

5% flexibility on formula 
rents and 10% flexibility on 
supported housing 

To continue to uplift on 
relets as per the Rent Policy 

Rent flexibility can potentially generate an 
additional £0.11m per year

Bad Debt Provision £1.8m (1.5% of gross rental 
income)

A 10% increase in bad debts (to 1.65%) 
would increase losses by £0.18m

Void Rate £1.2m 1.06% A 10% increase in voids (to 1.17%) would 
increase losses by £0.12m

Service Charges Average £4.94 per week for 
tenants, Average £14.11 per 
week for Leaseholders 

Service charges income is driven by service 
costs, any increase in costs would result in a 
matching increase in income

Average Stock Figure for 
2021/22

26,898 Takes into account assumed right to buys 
and additional units

Right to Buy's (RTB's) Estimated number of 
housing units lost through 
RTB - 150 (0.6% of stock)

The level of RTB are projected to have a 
downward trend in future years

Additional units - new build 
& acquisitions

projected 182 units 
delivered in 2021/22

Each new build unit provides a minimum 
rental yield of circa £3,000 per annum to the 
business plan

New 
development/acquisitions

Each scheme will be 
appraised for viability and 
impact on overall business 
plan

There is an expectation that any new 
schemes will deliver a positive NPV 
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HRA revenue balances from 
2020/21 to be transferred to 
reserves at year end

£3m projected underspend This is based on forecast outturn position as 
at P8

HRA Debt £250m For every £1m of additional borrowing, there 
would be an increase in interest cost of 
£0.02m per year. 

Average  cost of capital 4.47% Existing loans are currently all on a fixed 
rate, fixed term basis and are not subject to 
interest rate risk. 

Debt Repayment No provision made for 
repayment of debt

All debt is currently fixed rate / fixed term 
debt.  Any early repayment would attract a 
penalty/premia in excess of any future 
interest cost savings 

Interest on balances 0.10% investment income would reduce by £0.01m 
for every basis point reduction

Use of reserves to fund 
capital programme

For 2021/22 there will be no 
additional borrowing

Each £1m of borrowing would cost £0.02m 
per year compared to utilising reserve. 

4. Proposed Revenue Budget 2021/22

Table 2 shows the proposed draft HRA income and expenditure budget for 2020/21 against the forecast at P8 
and the  budget for 2021/22

Table 2
DRAFT HOUSING REVENUE ACCOUNT 2020/21 2020/21 2021/22

HRA Income and Expenditure 
BUDGET              

£000
FORECAST   

P8           
BUDGET    

£'000
MVMENT    

£'000
Income
Dwelling rents (113.3) (115.1) (113.5) (0.2)
Voids 1.2 1.1 1.2 0.0
Non-dwelling rents (0.9) (0.9) (0.9) 0.0
Charges for services and facilities (8.5) (8.7) (8.9) (0.4)
Other Income (0.0) (0.0) (0.0) 0.0
Total Income (121.4) (123.5) (122.1) (0.7)

Expenditure
Repairs & Maintenance 32.5 30.3 33.9 1.3
Supervision & Management 31.2 30.3 31.8 0.6
Special Services 9.7 9.6 9.8 0.1
Rents, rates, taxes and other charges 1.2 1.2 1.2 (0.0)
Depreciation, Revenue Funded Capital, Interest Payable and 
Bad Debt Provision

46.8 48.8 45.5 (1.3)

Total Expenditure 121.4 120.2 122.1 0.7
(Surplus) / Deficit on the HRA 0.0 (3.3) 0.0 0.0
Opening balance on the HRA (87.5) (87.5) (90.4) (2.9)
(increase)/ decrease 0.0 (3.3) 0.0 0.0
Closing balance on the HRA (87.5) (90.8) (90.4) (2.9)

Minimum balance required (21.0) (21.0) (21.0) 0.0
Available for capital financing (66.5) (69.8) (69.4) (2.9)
required for capital financing 18.5 0.4 8.2 (10.3)
Closing balance on the HRA after RCCO (69.0) (90.4) (82.2) (13.2)
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Reasons for movement on the Revenue Budget between 2020/21 and 2021/22

Small variation on Dwelling rent is due to volume increases.

Net Service Charges:  The 2021/22 budget is based on the planned expenditure on the properties. 

Revenue repairs: The increase in budget for 2021/22 is partly due to the planned programmes in the HIP, 
particularly the paint programme and also the increased costs of the joinery shop.

Management costs: have increased due to increases in establishment which include the new Estate 
Regeneration team.

Depreciation: is the calculated level of basic re-investment needed to keep homes in reasonable repair 
(calculated using lifecycles / element costs as per our investment planning approach). This sets the minimum 
level of revenue funding to capital investment in homes to be applied in that year (or set aside in a separate 
reserve account to be invested in homes in the future).   Depreciation is shown as an expenditure item in 
revenue, and an income item in capital.

5. Proposed HRA 5-Year Capital Programme  2021/22 – 2025/26

The assumptions in this 5-year capital programme are subject to change as a result of the planned review of the 
HRA to take place in 2021/22 and which will result an updated 30-year business plan. 

The 5-year capital programme aims to deliver 571 new homes. Of these, 182 new homes (approximately 70:30 
split between social rented and shared ownership homes) are proposed for completion in 2021/22, which will be 
financed by a mix of unapplied capital reserves, pooled RTB receipts, Homes England grant funding and income 
from the first tranche sale of Affordable Homes. Further details of the new build and acquisition programmes are 
set out in Appendix A3.

The proposed budget also incorporates the Housing Investment Plan (HIP). The full detail of which can be found in 
Appendix A2.

Table 3 shows the proposed draft HRA five year capital programme.

Table 3: Proposed Capital Programme 2021/22 to 2025/26
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The proposed Capital Programme consists of the Housing Investment Programme for maintaining and improving 
the existing stock as set out in Appendix A2.  This includes £2.3m to match fund income of £1.29m from the Social 
Housing Decarbonisation Demonstrator grant to deliver an energy efficiency pilot, testing a whole house retrofit 
scheme to 40 homes, to allow us to learn lessons, and potentially roll out the scheme to more homes as part of 
our commitment for all home to be net zero carbon by 2030 and more affordable to heat.  The HRA Development 
Programme of delivering new council homes as set out in Appendix A3 and the HRA IT Infrastructure, which is for 
continuous improvement and maintenance of the HRA systems.

Capital receipts: These are from the sale of council homes under the Right to Buy (RTB) to sitting tenants at a 
discount. Sales for 2021/22 are forecast to be 150, with an average sale price after discount of £103k. The 
receipts will be reinvested to build new council homes, enabling a greater percentage to be retained. 

The forecast for useable receipts to be applied to fund the 2021/22 capital programme is £11.5m of ‘additional 1-
4-1 receipts’, used to fund 30% of the eligible costs from the new build programme in 2021/22. The remaining 
receipts will be added to balances and carried forward to help support the capital programme in future years.

In 2018 the Government removed the HRA borrowing cap (a Government set limit determining how much money 
could be borrowed). With the removal of the headroom cap on local authorities, has opened up the possibility of 
an accelerated development programme. As part of the creation of a new 30-year business plan for the HRA an 
evaluation will determine the optimum borrowing capacity that the Business Plan can support.   This work will 
inform the 2022/23 budgeting process.

6. Risks

The following risks, in Table 5, have been identified in relation to the proposed HRA budget for 2021/22.

Table 5 Risks with potential impact and mitigation
Risk Potential impact Mitigation
0% Rent increase Delivering the exisiting level of 

service may require additional 
borrowing in future years

Service efficiencies; review of HRA and 
creation of new 30-year business plan

Recruitment and retention of 
staff

Unable to deliver planned 
programme, potential additional 
costs of outsourcing work

Review of market pay for key roles, to be 
funded by efficiencies if required.

Pay award higher than 
assumed 0% increase

Every additional 1% equates to 
additional £359K cost

Cost control to ensure budget remains 
within the resource envelope available

New contracts cost more than 
assumed inflation

Reduced capacity to deliver 
services, new homes, and 
maintain current stock to the 
required standard

Robust contract management

Failure of contractors Impact on cost and delivery of 
planned programme

Effective contract management and 
procurement framework

Bad debt higher than budget 
assumed and impact of 
Universal Credit

A 10% increase in Bad Debts (to 
1.65%) would increase losses by 
£0.18m.  If tenants have reduction 
in benefits may affect ability to 
pay rent

Early intervention on rising arrears

Interest on debt repayments Only applicable to non-hedged 
debt (currently £NIL)

Minimum amount of hedging of debt 
should be determined

Cost of retro fitting zero 
carbon

Lack of capacity resulting in either 
failure to hit target, or inability to 
fund required 

Robust business cases and procurement to 
ensure the option delivering the best 
Value for Money is selected
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repairs/maintenance

Delays in delivering new units Reduced rental income.  
Reputational risk of failing to 
deliver target number of units

Robust management of development 
partners to ensure adherence to 
timescales.  Penalty clauses within 
development agreements to compensate 
for late/non-delivery

Repayment of right to buy 
receipts due to level of 
development required and 
limited time to use receipts

Loss of income to subsidise 
delivery of new homes

Forward planning to match 1-4-1 receipts 
against development programmes

Government policy changes Not anticipated for 2021/22, but 
may impact on 30 year business 
plan

Business plan continually to be reviewed

Zero Carbon No detailed costs available at 
present

Options appraisal and strategy 
development.  Need to identify funding 
source from Government

Brexit Increased costs, arrears and bad 
debts

Stringent budget setting/ management, 
Value For Money Reviews of services, 
robust procurement and contract 
management, early intervention on rising 
arrears

Reserves – As at the beginning of 2020/21 the HRA General Reserve balance was £87.5m (including the balance 
on the CCTV reserve of £419K) the Capital Receipts Unapplied Reserves balance was £50.5m and a balance of 
£3.6m was held on the Major Repairs Reserve (MRR).  

Based on the forecast outturn position for 2020/21 as at P8, it is anticipated that a positive net movement of 
£2.9m on the HRA General Reserve (which includes £3.2m contribution from 2020/21 forecast underspend), will 
increase the balance to £90.4m and a negative net movement of £15.6m on the Capital Receipts Unapplied 
Reserve will decrease the balance to £34.9m and a positive net movement on the Major Repairs Reserve of £7.3m 
will increase the balance on the MRR to £10.9m.   

The 2021/22 budget proposal assumes that £8.2m of the General HRA reserve, £34.9m from the Capital Receipts 
Unapplied Reserve and the £10.9m form the MRR will be utilised in 2021/22 in order to fund the Capital 
Programme. This would leave a balance on the General Reserve of £82.2m and £0m on the Capital Receipts 
Unapplied Reserve and £0m on the MRR at 31st March 2022.  The HRA will maintain a minimum level on the HRA 
general reserves at £21m being the equivalent of 3 months cashflow.  The application and use of reserves 
supports the achievement of service delivery and improvements to housing stock.  

Table 6 shows the movement on the HRA general reserve across the 5 year capital programme.
Table 6

HRA General Reserve 2021/22 2022/23 2023/24 2024/25 2025/26
Balance on the HRA Reserve (90.4) (82.2) (46.3) (25.0) (21.0)
Available for capital financing (69.4) (61.2) (25.3) (4.0) 0.0
required for capital financing 8.2 35.9 21.2 4.0 0.0
Minimum Balance required on HRA (21.0) (21.0) (21.0) (21.0) (21.0)
Closing balance on the HRA after RCCO (82.2) (46.3) (25.0) (21.0) (21.0)
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Appendix A2 HIP

1

Housing Investment Plan (HIP) – 2021/22

Introduction

This report and the accompanying appendix set out the capital and revenue budget for 
investment in our homes for 2021/22, and includes a view of the requirement over the 
following 4 years for information. There is also a list of key procurement projects that will 
be needed to deliver the programme.

Assumptions are held in the Housing Revenue Account (HRA) Business Plan (in the 30 
year HIP) around future investment requirements to meet the replacement dates and 
condition needs of our homes. The repair and improvement of existing homes is planned 
using comprehensive house condition and energy performance data, building element 
life-cycles and accurate costings. 

The quality of tenants’ homes is really important to them, and this is reflected in the 
feedback from our 2019 resident satisfaction survey. We undertake in excess of 70,000 
responsive repairs throughout the year to maintain standards in our homes, and we are 
planning to replace and improve key building elements (roof, windows, etc.) to meet the 
government’s Decent Homes Standard, as well as focussing on tenants’ priorities such as 
affordable warmth, kitchens and health and safety. 

Investment needs in our blocks of flats is high. The council owns and manages 62 high 
rise blocks, and 477 other types of blocks of flats. We will be continuing our investment in 
fire safety works and will ensure we meet any recommendations from the Grenfell 
Inquiries, our own Fire Risk Assessments and independent checks.  A significant 
proportion of the proposed capital programme over the coming five years is for repairs 
and improvement works to our high rise blocks – so that the flats continue to provide 
safe, warm and modern homes.

 Key points to note:

1] This programme is entirely funded from the ring fenced HRA.

2] The sheet details the capital and revenue budgets for 21/22 and a rolling 5 year 
outlook based on stock condition and planned projects. 

3] We have reviewed assumptions and forecasts within the HRA 30 year HIP for future 
investment needs – re-evaluated replacement costs and lifecycles, and refined our 
approach to long-term budget forecasting. 

4] The legislative and investment framework for council housing is being transformed – 
the recently published Social Housing White Paper, and the expected Fire Safety Bill and 
Building Safety Bill will all place a greater emphasis on 

 Tenants’ views and the need to incorporate them our plans
 Health and safety – especially in high rise blocks, but across all homes
 Improved standards – within the homes and also the communal spaces and the 

external environment. 
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6] A new HRA Asset Management Strategy was agreed by Cabinet in December which 
sets out how we will meet these challenges and make decisions on investment priorities. 

7] We now have an active asset management tool (SHAPE) which considers a range of 
business intelligence and assumptions, and indicates our better and poorer performing 
homes. This insight allows us to target investment in homes with a sustainable future, 
and identify those homes and areas where alterative options need to be explored to 
improve the homes we offer, including estate regeneration.

8] Carbon neutral
The Investment Plan for 21/22 is based on working towards a target for all council homes 
to achieve a minimum Energy Performance Certificate (EPC) rating of C by 2030. In 
response to the Mayor’s declaration of a Climate Emergency, and the aim for the city to 
be net-zero carbon by 2030, we are developing options and costed plans which will 
demonstrate how this target may achieved in our homes with government investment. As 
a landlord, we are strategically placed to have a direct impact on carbon reductions, 
however there is no allowance in the HRA Business Plan for the cost of decarbonisation 
and funding this work is a challenge for all social housing providers. We have bid for 
government grant to part fund decarbonisation retrofit works to 40 homes next year 
which, if successful, will be a valuable learning experience. When we deliver the 
programme of energy improvements our priority will be to focus on reducing fuel poverty, 
and ensuring our tenants can afford to heat their home.

7] The City Leap Energy Partnership is a huge opportunity for council housing, bringing 
investment, technology and creative solutions to meeting our energy reduction objectives. 
Through the procurement process for City Leap we will engage and work through the 
challenges to ensure tenants’ rights and standards are protected, fitting it in with our 
asset strategies and ensure we achieve value for money and the best opportunities for 
energy efficient homes.

2020/2021 budget summary

Capital / Revenue 2020 / 2021                                                                                                                                                   
Budget

Capital £45,363,679
Revenue £35,894,089

Total £81,257,768

See below for detailed breakdown of all budgets and programmes.
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Procurement Summary – 2021/2022
Much of the HIP is delivered via our in house workforce or existing contracts and 
frameworks previously approved. Over the coming years some contracts will expire or 
new contracts will need to be procured to deliver the works programmes arising from the 
agreed HIP. The table below provides a summary of the required main procurement 
activity during the year that requires approval. The request is for Cabinet to delegate 
authority to the Service Director to approve these procurement projects as they are 
prepared to go to tender, and in line with the Council’s approval process and delegated 
levels of authority. The reports for approval will include costs and timescales, and an 
Equalities Impact Assessment and ECO assessment will be undertaken and included for 
each major procurement project.

Principles of Housing Repairs and Maintenance procurement and delivery strategy
1. Co-ordinating works that go together; and sequencing works to prevent waste and 

disruption
2. Reviewing / standardising product and material specifications based on good 

practice, market engagement, tenant engagement and lessons learned, - and to 
prevent maintenance costs ( reducing spares on vans, van sizes, travelling to 
stores).

3. Strategic decision-making around supply and fit verses labour only contracts with 
materials purchased directly where this can bring savings and standardisation

4. Best use of in-house workforce, supported by external contractors
5. Strategic advantage optimised around when to use internal workforce alongside 

external contractors for the same works programmes.
6. Good customer standards built into contracts and for the internal teams
7. Strategy to mitigate risk of contractors entering administration
8. Maximising opportunities for Social value contributions
9. Governance of our approach through Project Boards and the planned programme 

portfolio board. 

Value for money will be achieved by:
a. Selecting appropriate procurement route to ensure competent contractors can 

apply and are selected, and the length of contract to ensure contractor 
commitment and a competitive price.

b. Using fit for purpose contract documentation prepared with legal services.
c. Involving tenants in setting standards of customer care and in contractor 

selection process as an advisory panel
d. Nominated contract managers accountable for managing the quality and 

delivery of the contract once let, and engaging tenants in core group meetings.
e. Select contractors who will have the resources and appropriately skilled 

workforce to undertake the works, supporting our aims of right first time and 
increasing customer satisfaction

Opportunities will be proactively explored for each contract type to include for the 
provision of apprentices working in partnership with On-Site Bristol, where possible. The 
Council will encourage the successful contractors to use local labour, social value being 
part of the quality assessment process. 
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Procurements required to start over the next financial year for Cabinet approval and delegation of authority, in 
order the deliver the approved Housing Investment Plan.

Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Response Repairs contracts
Responsive Repairs and Relet works 
across the housing stock. Most of the 
Responsive Repairs and Relet works are 
carried out by the in-house teams. This is 
for contractor support for changes in 
demand and or specialist contractors

4 Years. This could 
include an additional 2 
years. The 2 years will 
be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£9,000,000 per annum 
estimated expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£54,000,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Voids security to properties requiring 
security across the housing stock.

4 Years. This could 
include an additional 2 
years. The 2 years will 
be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£80,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£480,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Scaffolding, to support responsive works 
across the housing stock.

4 Years. This could 
include an additional 2 
years. The 2 years will 
be in relation to 
carrying out a 24 
month call off at the 

£70,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£420,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

end of the 
framework/DPS or 
appropriate route.

party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Damp Proofing & Timber Treatment of 
various homes across the housing stock

4 Years. This could 
include an additional 2 
years. The 2 years will 
be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£400,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£2,400,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Mould & Ventilation, various homes 
across the housing stock.

4 Years. This could 
include an additional 2 
years. The 2 years will 
be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£500,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£3,000,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Waste Removal and Clearance, various 
homes across the housing stock.

4 Years. This could 
include an additional 2 
years.  The 2 years 
will be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£450,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£2,700,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

P
age 22



Appendix A2 HIP

6

Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Tree Management, various homes across 
the housing stock.

4 Years. This could 
include an additional 2 
years.  The 2 years 
will be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£40,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£240,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate

Chute Repairs, various blocks across the 
housing stock.

4 Years. This could 
include an additional 2 
years.  The 2 years 
will be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£200,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£1,200,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

External Cladding Repair, various blocks 
across the housing stock.

4 Years. This could 
include an additional 2 
years.  The 2 years 
will be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

£50,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£300,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Welding repairs to metal gates, railings, 
barriers to various homes across the 

4 Years. This could 
include an additional 2 

£50,000 per annum estimated 
expenditure. The total 

The route to market will be determined 
following a market 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

housing stock. years.  The 2 years 
will be in relation to 
carrying out a 24 
month call off at the 
end of the 
framework/DPS or 
appropriate route.

anticipated maximum 
expenditure based on 4 years, 
plus 2 year extension is: 
£300,000.

assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

M&E contracts
Laundry refurbishment works at; The 
Gaskins, Condor House, Ashley Road, 
Kingsley House, Bloy Street, Chichester, 
Padmore Court, Corey Close, Hilton 
Court, Henacre, Playford Gardens.

8-12 weeks per 
project

£35,000 - 50,000 per project. The route to market will be a preference 
for call off from existing BCC framework 
, but with other PCR compliant routes 
being adopted where considered more 
appropriate.

Communal rewiring: Southbow, 
Winterstoke, Whitemead Gaywood, 
Canynge, Spencer and Norton full rewire

4 months per project Estimated project spend per 
project:
Winterstoke, Southbow and 
Whitemead £750,000.
Gaywood £350,000
Canynge £200,000
Spencer and Norton £600,000.

The total anticipated maximum 
expenditure is: £1,900,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Boiler and Plant: St Peters Boilers, Trinity 
Lodge, various BMS’s, Gas detection 
systems

Boilers 4-6 weeks, 
BMS 1 week per 
block, Gas detection 1 
week per block

Estimated project spend per 
project:
St Peters £100,000 Trinity 
£100,000 Various BMS £50,000
Gas detection £30,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

The total anticipated maximum 
expenditure is: £280,000.

frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Lift refurbishment / replacements to blocks 
at Patterson, Cashmore, Latchmoor, 
Proctor, Spencer

3-6 months per lift Estimated project spend per 
project:
£300,000 per block other than 
Cashmore at £100,000

Call off from existing BCC Lift 
refurbishment framework

Lifts maintenance contract to blocks 
across the housing stock.

4-6 years £400,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4-6 years, 
is: £2,400,000. (Based on 6 
years).

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Sprinkler installation across housing stock 2-4 years £1,000,000 per annum 
estimated expenditure. The total 
anticipated maximum 
expenditure based on 2-4 years, 
is: £4,000,000. (Based on 4 
years).

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Domestic Heating: Electric Heating 
including cylinders city wide

2-4 years £1,100,000 per annum 
estimated expenditure. The total 
anticipated maximum 
expenditure based on 2-4 years, 
is: £4,400,000. (Based on 4 
years).

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Planned and Cyclical Programmes

Kitchen installations and Rewires - across 
the housing stock.

Deliver renewal of 800 Kitchens per year 
& 150 stand- alone rewires & estimated 
160 Rewires with new Kitchens

5 Years
(4+1)

£5,678,000 per annum 
estimated expenditure. The total 
anticipated maximum 
expenditure based on 5 years, is: 
£28,390,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Insulation Works across the housing stock 
Cavity Wall Insulation Works & Loft 
Insulation Works to be carried out to 
properties across the City, requiring 
thermal improvements.

4 Years (3+1) £185,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, is: 
£740,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Roof Replacement - Low rise blocks and 
houses across the housing stock

4 Years 
(3+1)

£1,356,000 spend this year on 
current framework for this year’s 
programme.  The new 
framework total anticipated 
maximum expenditure based on 
4 years, is: £5,424,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the set up or use of 
suitable frameworks - whether Council 
or third party - but with other PCR 
compliant routes being adopted where 
considered more appropriate.

External & Communal Maintenance (Lot 3 
Projects – call offs / mini tenders)
Project addresses at present are – 
1-3 Brentry Lodge,
1-17 Haweswater,
2-162 Ledbury Rd, 
111-141 Four Acres, 
31-45 Hudds Vale Road, Apsley Rd
96-98 Cotham Brow, 
Bk 4 Worcester Crescent
Freeling House, Aston House, Chatterton 
House, Plimsoll House, 
St Matthias House, Elton House, Elbridge 
House, Whitson House, Gloucester 
House, Somerset House, Wessex House, 
1-8 Cromwell View, 
Millpool Court,Ledbury Rd,
Thornycroft Close, 
1-48 Hillsborough Flats
81-105 Highridge Green.
Further project addresses may be added 
as a result of referrals or works within the 

Current framework 
has 3 years with 1 
years extension, that 
runs until April 2024

£2,272,865 total estimated 
programme spend for coming 
year

Mini tenders using Lot 3 of the External 
& Communal Maintenance Framework 
to cover combined works that can 
include External Maintenance & 
Painting, Communal Maintenance & 
Painting, Replacement Windows & 
Replacement Roofs to deliver the 
2021/22 External Maintenance 
Programme. 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

External Maintenance Programme 
requiring combined works, and based on 
changing property condition

Window Replacement low rise blocks & 
houses.
The following are locations that are not 
already listed in the Lot 3 works projects 
Charterhouse Road, Brixton Road, The 
Brambles, Jack Knight House, Lakemead 
Gardens..
Others may be added due to referrals 
from Response maintenance, or windows 
identified following surveys for addresses 
on the 2021/22 Ext Maintenance 
Programme.

4 Years
(3+1)

£1,284,000 per annum 
estimated expenditure for this 
year’s programme. For the new 
procurement due to start the 
total anticipated maximum 
expenditure based on 4 years, is: 
£5,136,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party. Until then utilise the Window DPS 
already set up for call offs for any 
window projects required on the 
2021/22 Window Replacement 
Programme.

Fire Safety Works
Assessments & Independent Checks.
This is part of the ongoing 12 year 
programme of Fire Safety works which 
started in 2012. This year is 764 Low Rise 
Flats as listed---
Halston Dr, Ludlow Cl, Beggerswell Cl, 
Corey Cl, Burnell Dr, Conduit Rd, 
Langsdown Hs, Francis Hs, Kingsley Hs, 
St Mathias Hs, Francis Hs, Wessex Hs, 
Somerset Hs, Gloucester Hs, Easton Rd, 
Payne Dr, Pountney Dr, Vining Wk, 
Walker Cl, Highett Dr, Cashmore Hs, 
Wainbrook Dr, Crabtree Wk , Bell Hill Rd.

Individual projects – 
call offs from current 
DPS in place for next 
3 years

£2,183,500 total for this year’s 
projects 

The route to market preference is to call 
off from the existing Fire Safety Works 
DPS to deliver Fire Safety 
Improvements/compartmentation works 
for 2021/22 programme. 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Other blocks / addresses may be brought 
forward into the programme depending on 
condition information / inspection reports.
Also to carry out further improvements to 
High Rise Blocks as identified by ongoing 
safety inspections that include Gilton 
House, Moorfields House, Ashmead Hs, 
Castlegate Hs, Butler Hs , Sedgewick Hs, 
Barwick Hs, Carolina Hs, Fremantle Hs , 
Amada Hse and any improvements to 
other blocks as identified by  Fire Risk

External Maintenance and Refurbishment High Rise Projects
Ropewalk House 18 months Estimated £1,500,000 project 

cost. (Subject to survey and 
scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Francombe/Waring/Underdown 18 months Estimated £1,500,000 project 
cost. (Subject to survey and 
scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Littlecross House 18-24 months Estimated £1,500,000 project 
cost. (Subject to survey and 
scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

other PCR compliant routes being 
adopted where considered more 
appropriate.

Corbett House 24 months Estimated £2,000,000 project 
cost. (Subject to survey and 
scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Northfield House 12 months Estimated £750,000 project 
cost. (Subject to survey and 
scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Barton House 24 months Estimated £2,500,000 project 
cost. (Subject to survey and 
scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Ashmead, Longlands and Harwood House 18 months Estimated £2,000,000 – 
£2,500,000 project cost.(Subject 
to survey and scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

appropriate.
Haviland & Jon Cozens 24 months Estimated £2,000,000 – 

£2,500,000 project cost.(Subject 
to survey and scope of works)

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Walker Close / Payne Drive – significant 
repairs to damaged cladding 

6 months Estimated £350,000 project 
cost.

Call off from our BCC internal Lot 4 
External Maintenance Framework or to 
use of other suitable frameworks - 
whether Council or third party - but with 
other PCR compliant routes being 
adopted where considered more 
appropriate.

Window servicing - 5 year window service 
programme based on 6-9 blocks per year

5 years £125,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 5 years is: 
£625,000 for the new 
procurement to start in 2021/22.

Utilise the BCC Window DPS already 
set up for call offs for any window 
projects required for 2021/22 Window 
Replacement Programme. Either 
include new procurement in the window 
replacement tender (see above) or 
seek alternative route to market if 
appropriate - either use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Note - Other blocks may be substituted as priorities emerge, particularly blocks requiring cladding repairs in relation to fire safety, or when inspections 
reveal significant changes in block conditions
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Specialist Projects / Conversions

Responsive Structural work to houses and 
blocks across the housing stock.  

Currently a 1 Year 
Structural Framework 
is in place. These are 
one off projects

£500,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure for a future 
procurement  based on 4 years is 
£2,000,000.

The route to market will be calling off of 
our existing internal Structural 
Framework for this year and 
subsequently determined following a 
market assessment/appraisal, albeit 
(given their potential advantages) with a 
preference for the use of our existing 
BCC internal DPS, for example lot 1-3. 
In addition considering other PCR 
compliant routes being adopted where 
considered more appropriate.

Additional Work to Voids – extensions and 
conversion wooks to properties identified 
with potential to provide larger or 
additional homes across the housing 
stock.

Currently 3 year DPS 
is in place. These are 
one off projects.

£300,000 per annum estimated 
expenditure. 

The route to market will be calling off of 
our existing internal DPS.

Acquired refurbishments projects, across 
the acquired housing property types, 
where major specialist repairs needed.

1 year £300,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 1 year.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of our existing 
BCC internal DPS, for example lot 1-3. 
In addition considering other PCR 
compliant routes being adopted where 
considered more appropriate.
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

Carbon Retrofit Pilot Projects
One with Energieprong concept, to 40 
homes (to be selected from across the 
housing stock)

One further project, to be designed and 
brought to tender, for a selection of 20 to 
40 homes.

One off project  to be 
Delivered in 21/22

Delivered across 2 
years, starting in 2021

£3’600,000 to £4,000,000 for the 
project

£1,000,000 to £2,000,000 
approximately, for the project

These are funded from a 
mixture of HRA Capital and 
grant awards.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks – whether the Transport for 
London IPP,  Council or other third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.

Adaptations

New adaptations, stairlifts, repairs to 
adaptations, and extensions/
Conversions projects across the housing 
stock

3+1 
(4 Years)

£4,000,000 per annum 
estimated expenditure (Capital 
HRA & DFG). The total 
anticipated maximum 
expenditure based on 3 years 
plus 1 is: £16,000,000.

£575,000 revenue per annum 
based on 4 years total anticipated 
spend is £2,300,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate

Stair Lift Maintenance across the housing 
stock

3 to 6 years, depending 
on market engagement

£250,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 3-6 years, 
is: £1,500,000. (Based on 6 
years).

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
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Programme / Project Duration (where a range 
is included this will be 

informed by analysis of best 
route to market and best 

value) 

Estimated Annual contract 
sum (PA) / or project sum, 
approval request for up to 

plus 10% with projects 
managed within the overall 

approved budget

Approach to Market

party - but with other PCR compliant 
routes being adopted where considered 
more appropriate

Garages

Repairs and clearances to garage blocks 
and units across the city to make them  
available to let.

4 years (3+1) £170,000 per annum estimated 
expenditure. The total 
anticipated maximum 
expenditure based on 4 years, 
is: £680,000.

The route to market will be determined 
following a market 
assessment/appraisal, albeit (given 
their potential advantages) with a 
preference for the use of suitable 
frameworks - whether Council or third 
party - but with other PCR compliant 
routes being adopted where considered 
more appropriate.
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Appendix A3

HRA Development Programme 2021/22

1. General

Bristol City Council is committed to doing all it can to tackle the housing crisis and is 
beginning to build again at a scale not seen for decades. 

In October 2018, the government announced the removal of the HRA debt cap, which gave 
councils the ability to increase borrowing to develop more affordable homes. The current 
development programme has the potential to add 571 new homes to the HRA stock over 
the next five years, delivered through various approaches:

 `Land-led’ schemes (using Council land to bring forward new developments)
 `Developer-led’ schemes (e.g. purchase of homes from Developers)
 Property conversions
 Estate regeneration

We continue to prioritise good quality design and will seek to improve the sustainability of 
new council homes as we work towards making Bristol a net-zero carbon city. The COVID-19 
pandemic has been a reminder of the urgency of providing safe and secure homes for all. 
Good quality design will improve the experience of those occupying new affordable homes, 
and sustainability requirements will need to ensure that we can build back from the 
pandemic in a way that reflects the climate emergency.

Some of the proposed schemes support the city’s ambition to provide new supported 
homes for vulnerable rough sleepers. Others demonstrate our commitment to modernising 
Bristol’s construction sector and ensuring a more resilient, sustainable and innovative 
approach to housebuilding by encouraging greater uptake of Modern Methods of 
Construction (MMC).  

During 2021 we intend to review and refresh the HRA housing growth and development 
strategy with an aim of confirming a long-term development programme in the 2021-22 
Budget. A recent, and still ongoing, review of the HRA’s 30-year business plan and 
borrowing capacity will provide a basis for agreeing new prudential borrowing metrics and 
priority areas for investment. 

2. Programme Overview

The 5-year HRA capital programme includes £103.7m for development, with the potential to 
deliver up to 571 new council homes, of which £64.8m is earmarked to be committed in 
2021/22.   The programme includes indicative schemes and unit numbers which may be 
subject to change.
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5-year capital programme

2021/22 2022/23 2023/24 2024/25 2025/26 TOTAL

£64.8m £25.8m £8.5m £4.6m £0.0m £103.7m

The indicative profile for 2021/22 of £64.8m is funded by a combination of BCC investment 
supported by sales receipts, the continued use of Right to Buy receipts and new Homes 
England grant funding. 

The budget and approvals sought in this Cabinet report will provide a framework to shape 
and deliver the HRA development programme.  It provides delegated authority for the 
Executive Director of Growth and Regeneration to execute the programme, move funding 
between ‘land-led’ and ‘developer-led’ budgets and to approve individual deals.  All such 
decisions will be made in consultation with the Section 151 Officer and Cabinet Members 
with responsibility for Finance and Housing Delivery. 

Sections 3 and 4 below set out schemes that have the potential to be contractually 
committed during 2020/21 and 2021/22.  There has been considerable work done on the 
schemes identified, but the lists remain indicative with decisions yet to be reached and 
dependent on strategic fit within our emerging housing growth and development strategy.  
All projects will be subject to a full financial appraisal and a scheme specific approval report. 
They will also be required to meet agreed investment criteria and achievement of value for 
money.

Our current programme has a split of approx. 70:30 between homes for social rent and 
shared ownership (part-rent/part-buy).

The main programme assumptions are as follows:

Build Cost £203k/unit (gross) for new build.

Grant £70k/unit for social rent.
£40k/unit for shared ownership.

Social Rent (average rents) £81.24/week for social rent (2020/21 rates)

Shared Ownership Assumed 40% share purchased.
Rent set at between 1.5% and 2% of unsold equity.

The proposed programme will require a range of procured works and services including 
construction and professional advisors.  We will continue to challenge site preparation and 
building costs through effective planning, procurement and contract management.
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3. ‘Land-led’ Schemes (£24.4m of £64.8m)

The following table lists the land-led schemes with the potential to be on-site during 
2021/22:

Over the last year we have been looking for opportunities to build more council homes, and 
now have an established pipeline of schemes with potential capacity to add up to a further 
917 new homes to our stock. Our proposed budget includes funding to continue working up 
these schemes in readiness for future delivery, subject to approval.  

4. ‘Developer-led' Schemes (£39.5m of £64.8m)

The HRA has secured pre-emption agreements for the affordable housing element on a 
number of projects. These schemes are relatively quick to deliver as they are developer-led. 
In October 2020, Cabinet gave approval for a £20m `New Build Acquisitions Programme’ 
that aims to deliver 100 new council homes through `developer-led’ schemes. 

The following table is an indicative list of the `developer-led’ schemes where negotiations 
are ongoing for the purchase of homes by the HRA.  Decisions to proceed will be dependent 
on agreeable terms and their strategic fit within our overall development plans. 

A key consideration in the emerging housing growth and development strategy is the extent 
to which the buying homes from developers delivers genuine additionality in terms of the 
provision of affordable housing for the city.  Investments will need to demonstrate that they 
not only deliver improvements to the HRA as a business but that they contribute to 
increasing overall supply and are not merely displacing other providers (i.e. Registered 
Providers).

Scheme Name No. 

Lawrence Weston PRC Sites 57
Brunel Ford 32
St Peters EPH 29
Brentry EPH 34

Scheme Name No. 

Bonnington Walk 93
Romney Ave 147
East St 8
Brooks Dye Works 24
Little Paradise 21
Cedar House 25
HRA New Build Acquisitions 22
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5. Property Conversions (£0.5m)

We are currently working on a conversions programme of around 15 homes in 2021/22. This 
will see redundant spaces and other non-residential accommodation converted into new 
affordable homes for social rent. We have programmed for 7 of these homes to complete 
during 2021/22. 

6. Forward pipeline and estate regeneration (£0.4m)

To help address some of the challenges around housing supply and quality of housing, the 
HRA intends to embark upon an estate regeneration programme to provide more and 
better quality, homes for the residents of Bristol. 

During 2021, as part of the refresh of the HRA housing growth and development strategy 
and 30-year business plan, we will carry out option appraisal studies on potential renewal 
areas and explore ways in which these can be funded. The core objectives of these are to 
look at the long-term future of council homes in Bristol, and they will look at how best to 
sustain existing homes in good condition, while achieving the Council’s ambition to provide 
more and better homes for the benefit of the people of Bristol. 
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APPENDIX E 

Bristol City Council Equality Impact Assessment Form 

 

Name of proposal  2021/22 HRA Budget Proposal 

Directorate and Service Area Housing and Landlord Services 

Name of Lead Officer Stephen Peacock 

 

Step 1: What is the proposal?  

Please explain your proposal in Plain English, avoiding acronyms and jargon. This section 

should explain how the proposal will impact service users, staff and/or the wider 

community.  

1.1 What is the proposal?  

To support the recommendations/proposals for: 

• The 2021/22 Housing Revenue Account (HRA) budget 

• The 5 year capital programme 

• The procurement of relevant contractors to support delivery of these 
programmes, and delegate the authority to the Executive Director of Growth and 
Regeneration to appoint relevant contractors 

 
Background to the Proposal 
Housing and Landlord Services (H&LS) budget focusses on: 

• repairing, maintaining and improving the existing BCC council housing stock;  

• providing services for council tenants and leaseholders;  

• and the provision of new affordable homes 
 

The HRA operates in a difficult housing market and environment. Housing costs are high 
as are levels of homelessness and rough sleeping; the council has an aging stock with 
high levels of investment need; and many tenants struggle to maintain their tenancies 
and access the support they require. 
 
The main source of HRA income is the rent paid by council tenants. For four years rents 
have decreased by 1% per year (2019-2019), in line with Government policy. This 
significantly reduced expected income levels and resulted in cuts in levels of 
expenditure. 
 
From 2020/21 there was a new rent standard that will allow social landlords to increase 
rent levels by up to CPI +1%. However, it remains the case that the rent reduction wiped 
millions in HRA income.  
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Impact 
The key principles for the 2021/22 budget are: 

• Rents: no rent increase for 2021/22. 

• Repair & Investment of existing homes: Continue to ensure our homes are decent; 
warm, weathertight, modern and safe remain key priorities.  

• New Homes: commitment to provide new affordable homes in order to meet 
housing need, and address homelessness and rough sleeping.   

 
Procurement of Contractors 
The report request approval for delegated authority to procure contractors as necessary 
to support the delivery of proposed expenditure (including the Housing Investment Plan 
and New Build & Acquisition programme).  This is a positive impact for the council and 
our tenants, as this proposal aims to make the procurement of contractors more 
efficient, meaning work programmes can be started earlier without the need for further 
approvals which can add additional costs to the budget. 
 

Step 2: What information do we have?  

Decisions must be evidence-based, and involve people with protected characteristics 

that could be affected. Please use this section to demonstrate understanding of who 

could be affected by the proposal.  

2.1 What data or evidence is there which tells us who is, or could be affected? 

Demographic of tenants: 
These figures are as at November 2020:  
H&LS has 30,620 tenants living in 26,372 properties. It is estimated that in total H&LS 
houses over 60,000 people. In addition, there are 2185 leaseholders leasing 1715 
properties. 

• The ethnicity of 93.17% of tenants is known, of those:  74.2% are White British 
(reduction from 77.2% in April 2017), 21.4% are Black and Minority Ethnicity, of 
which the largest groups are Black Africans and African Somalis (4.9% and 4.5% 
respectively) and 4.5% identify as White Other. 

• A higher proportion of our tenants are female, 62.7%, than male, 37.3%.  

• The age of 98.8% of tenants is known; of these the most common age band is 45-54 
year olds who are 21.1% of our tenants.   23.7% of our tenants are aged over 65 and 
2.2% under 25 

• 29.9% of our tenants have told us that they have at least one type of disability. 
12.9% of our tenants report a long-term illness, 12.1% suffer from mental or 
emotional distress and 11.8% of our tenants report mobility problems. 

• When compared to the Bristol population as a whole (The Population of Bristol 
2020) the differences include: 

o Older people, aged 65+, make up 13% of Bristol’s population compared to 
24% of BCC tenants 

o Women make up 50% of Bristol’s population compared to 62.6% of BCC Page 56



tenants 
o Non White British people make up 22% of Bristol’s population compared to 

25.8% of BCC tenants. 
 
Rent Arrears 
Overall, 23.8% of tenants have rent arrears over £250. This has increased compared to 
previous years, at least partly due to the impact of Covid-19. 

• 32.0% of tenants from Black or minority ethnicity backgrounds have rent arrears 
over £250, compared to 21.5% of White British tenants and 21.1% of White 
Other tenants. 

• 25.1% of female tenants are in arrears over £250 compared to 21.4% of male 
tenants. 

• Younger tenants are at higher risk of arrears than older tenants. 40.0% of under 
25’s are in arrears over £250. 6.5% of tenants aged 65-74 are. 

• Tenants with a recorded disability are less likely to be in arrears with 16.4% of 
them having rent arrears over £250. (This is likely to be because having 
disabilities is associated with being elderly and older tenants are less at risk of 
falling into arrears). 

• Tenants identifying as White British/White European were most likely to be 
satisfied that their rent represented value for money, giving an average score of 
8.2 out of 10. Tenants identifying as Asian were least likely to be satisfied that 
their Rent provided value for money, giving an average score of 7.6 out of 10. 
(Source: Resident Satisfaction Survey 2019). 

 
Response Repairs 
In the year 1st November 2019- 31st October 2020 63,341 response repairs were 
completed after being requested by a tenant, an average of 2.1 per tenant. Note this 
figure may be lower compared to previous years due to the impact of the lockdown. 

• Younger tenants were more likely to order repairs than middle-aged tenants, with 
16-24 year olds receiving an average of 2.6 repair requests per tenant and over 65’s 
receiving an average of 1.7 repairs per tenant. 

•  Black and minority ethnic tenants (on average 2.8 repairs per tenant) were more 
likely to order repairs than White British tenants  (on average 1.9 repairs per tenant) 
or White Other tenants (1.6 repairs per tenant).  

• Disabled tenants (2.2 repairs per tenant) were slightly more likely to request repairs 
than non-disabled tenants (2.0 repairs per tenant) The disability group with the 
most repair requests were wheelchair users (2.4 repairs per tenant) The group least 
like to request repairs were those with long-term illnesses (2.1 repairs per tenant).  

• Tenants identifying as Black or African were the most satisfied with how BCC deals 
with Repairs and Maintenance, giving an average score of 7.0 out of 10. Tenants 
identifying as mixed race were the least satisfied giving an average score of 6.5. 
The group most satisfied with the overall quality of their home were White British 
tenants who gave an average score of 7.3 out of 10. Mixed ethnicity tenants were 
the least satisfied giving an average score of 6.8.  (Source: Resident Survey 2019).  
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2.2 Who is missing? Are there any gaps in the data?  

There are some gaps in diversity data relating to customer satisfaction levels, but work 
is in hand to address this.   

2.3 How have we involved, or will we involve, communities and groups that could be 
affected? 

Various methods will be used to communicate with our key stakeholders and involve 
them in our service transformation plans for 2020/21, some of which are listed below: 

• Utilise existing groups set up to involve and engage with tenants (Service user 
groups, Local Housing Forums and Housing Management Board) 

• Further engagements / equality impact assessment on specific work activities 
including future policy changes and strategy development 

• Co-design of service improvements with tenants and leaseholders 
 

Step 3: Who might the proposal impact? 

3.1 Does the proposal have any potentially adverse impacts on people with protected 
characteristics?  

We have not identified any significant negative impact from the proposal.  
There are no proposals to reduce housing management services or responsive repairs, 
planned maintenance or investment. 
 

3.2 Can these impacts be mitigated or justified? If so, how?  
We will create a communication plan, utilising accessible forms of communication, to 
advice tenants of the rent decision. We will continue to signpost and refer tenants for 
debt and financial support. 

3.3 Does the proposal create any benefits for people with protected characteristics?  

This proposal does have some benefits for our tenants in the following ways: 

• Repair & Investment: continue to focus on our priorities previously identified by 
tenants including providing warm and reducing fuel poverty, ensuring homes are 
safe and on key elements such as kitchens. This benefits older and disabled tenants 
for whom the cold may be a particular issue, and recognises that many of the 
protected characteristic groups are more likely to live below the poverty line.  

• New Homes: Women, Black and minority ethnic people, and disabled households 
are overrepresented as both household seeking homelessness prevention advice 
and on the housing register. Addressing housing needs by providing more homes is 
therefore beneficial in addressing inequalities. In addition new homes bring in a 
new income stream, safeguarding future income and service provision for all 
tenants.  

• Service provision: continue to focus on provision of low cost housing that supports 
tenants and focusses services on the most vulnerable whilst considering impacts on 
estates and neighbourhoods.  

• Procurement of Contractors: The city council tendering process will assess potential 
contractors on a range of factors including how they bring social value and the level Page 58



of customer care offered.  

3.4 Can they be maximised? If so, how?  
There will be opportunities throughout 2021/22 to engage further with tenants to 
explore standards and opportunities to shape our longer term vision and priorities for 
utilising Housing Revenue Account income.   
 

Step 4: So what? 

The Equality Impact Assessment must be able to influence the proposal and decision. 

This section asks how your understanding of impacts on people with protected 

characteristics has influenced your proposal, and how the findings of your Equality 

Impact Assessment can be measured going forward.  

4.1 How has the equality impact assessment informed or changed the proposal?  
The equalities impact assessment has reinforced existing knowledge that service 
provision is not always able to respond flexibly and effectively to the different needs of 
groups with protected characteristics. Focussing on maximising income, improving 
services and increasing the provision of homes is a targeted approach to addressing 
inequalities.  

4.2 What actions have been identified going forward?  

• Maximise rental income to enable future improvements 

• Identify homes that are poor performing (require high levels of future investment 
and/or have low levels of tenant satisfaction) and carry out option appraisal 
regarding their future.  

4.3 How will the impact of your proposal and actions be measured moving forward?  

• Key Performance Indicators will be used to monitor the contractor’s performance. 

• Monitor the complaints and identify systemic failures 

• Continue to collect asset intelligence, proactive surveys, identify urgent priorities, 
assess information and feed into investment plan to ensure we have good sound 
knowledge and data of our homes. 

• Carry out ongoing equalities monitoring and impact assessments for specific projects. 

Service Director Sign-Off: 
Stephen Peacock 

Equalities Officer Sign Off:  
 Reviewed by Equality and Inclusion Team 

Date: 18/12/2020 Date:  9/12/2020 
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Eco Impact Checklist 

Title of report: Housing Revenue Account 2020/21 Budget Proposals 

Report author: Sarah Spicer  

Anticipated date of key decision Cabinet 26th January 2021.   

Summary of proposals: This cabinet report sets out the proposals for the 2020/21 Housing 
Revenue Account (HRA) budget; which have been tested within the 30-year financial 
business plan model and which will ultimately form part of the council’s overall budget for 
2020/21. 

Will the 
proposal 
impact on... 

Yes/ 
No 

+ive 
or 
-ive 

If Yes… 

Briefly describe impact Briefly describe Mitigation 
measures 

Emission of 
Climate 
Changing 
Gases? 

Yes Both 
 

 

A number of the proposals 
contained within this budget 
such as installing loft and cavity 
wall insulation and tackling poor 
heating systems will reduce 
emissions. 
 
Emissions of climate changing 
gases will also arise through the 
use of energy, transport fuel and 
materials during works. 
 

Where practicable, works 
delivered under these budget 
proposals will: 
 
⚫ Use sustainable construction 

materials 
⚫ Use local resources and 

materials 
⚫ Reduce the energy used 

during works 
⚫ Reduce the travel impacts 

associated with works 
⚫ Reduce emissions of climate 

changing gases by improving 
the energy efficiency of 
council homes and reducing 
consumption of fossil fuels. 

 
A-rated windows will be specified 
unless any additional cost is 
considered unacceptable. 
 
Introducing carbon accounting 
will be considered as part of the 
Asset Management Strategy, to 
contribute to the council’s 2025 
carbon neutrality goal and the 
city’s 2030 carbon neutrality goal.  
This would involve applying a 
carbon cost to purchased goods 
(e.g. grams of carbon dioxide 
equivalent emissions per cubic 
metre of softwood timber 
purchased using established 
databases, such as the ICE 
database.  Carbon reductions 
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from installed measures could 
also be counted (e.g. per cubic 
metre of insulation material fitted, 
or cavity wall insulation fitted per 
2 bedroom home).   

Bristol’s 
resilience to 
the effects of 
climate 
change? 

Yes +ive Improvements to energy and 
water efficiency will improve 
Bristol’s resilience to fuel 
scarcity & drought. 

Consideration will be given to the 
use of tap designs that will 
improve resilience to disability or 
pandemics, as well as reducing 
water consumption, as part of the 
Asset Management Strategy. 
 

Consumption 
of non-
renewable 
resources? 

 -ive 
 
 
 
 
 
 
+ive 

Fossil fuels and other non-
renewable materials and 
products will be used in the 
works delivered by these 
budget proposals.   
 
 
Improvements to energy 
efficiency will improve Bristol’s 
resilience to fuel scarcity & 
reduce fossil fuel consumption. 
 
Improvements to water 
efficiency through replacement 
bathrooms will improve Bristol’s 
resilience to drought. 

All construction materials 
covered by the BRE Green Guide 
to Specification must be rated B 
or above unless there are 
significant technical or financial 
reasons why this cannot be 
achieved.  Equivalent ranking 
schemes will be considered. 
 
All timber and wood-derived 
products for supply or use in 
performance of the works 
delivered under this budget must 
be from independently verifiable 
legal and sustainable sources as 
defined by UK Government 
guidance. 
 
Water efficient products such as 
showers, dual flush toilets and 
low flow taps will be specified 
where appropriate. 
 
Durable and recyclable materials 
and components will be specified 
where appropriate. 
 
Responsive repairs volumes will 
be monitored to ensure 
maintenance and replacement 
cycles are at an appropriate level. 

Production, 
recycling or 
disposal of 
waste 

 -ive 
 

Waste will arise during the 
delivery of the works delivered 
by this budget. 

Contractors and Direct Labour 
will be required to take 
responsibility for their waste, 
including adhering to the waste 
duty of care and waste hierarchy 
by: 
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⚫ Reducing waste 
⚫ Reusing waste where legal 

and practicable 
⚫ Using products which are 

readily recyclable. 
⚫ Recycling as much waste as 

possible 
 
Hazardous wastes will be stored 
and disposed of in a legally 
compliant manner. 

 
Where appropriate contract 
documents will promote the 
recycling of scrap metal, with any 
income returning to Bristol City 
Council. 

The 
appearance 
of the city? 

Yes May 
be  
+ive 

The 2019/20 budget contains a 
range works which will help 
maintain the external 
appearance of existing Council 
Housing and HRA land.   
 
It is hoped that new build 
council housing will enhance 
the appearance of the city. 
 

External maintenance works to 
Council Housing will aim to 
improve the appearance of 
existing council housing.   
 
Durable materials which maintain 
homes appearance will be 
specified where practicable. 
 
New build homes will be subject 
to the planning process. 
 

Pollution to 
land, water, 
or air? 

 -ive 
 
 
 
 
 
 
 
 
 
 

Works delivered under this 
budget are likely to involve the 
use and storage of materials 
that could contaminate land, 
watercourses and surface water 
drains, if accidentally released. 
 
Works are likely to create dust 
and noise. 
 
Transport to deliver works will 
create air pollution. 
 
 

Contractors and Direct Labour 
will be required to work in 
accordance with all relevant 
regulatory guidance and also 
ensure appropriate procedures 
and equipment are in place to: 
 
⚫ Securely store any potentially 

polluting materials and keep 
them away from watercourses 
and surface water drains. 

⚫ Avoid washing out containers 
of paint and similar materials 
into drains. 

⚫ Ensure correct foul sewer 
connections are made, rather 
than to storm drains. 

⚫ Reduce dust.  
⚫ Reduce noise pollution.  
⚫ Contain any spills. 
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Homes and Landlord Services 
will continue to build on previous 
progress made to programme 
works in a manner which reduces 
the transport impacts of staff and 
contractors.  
 

Wildlife and 
habitats? 

 -ive 
 
 
 
 
 
 
 
 
 

It is possible for works and 
construction materials 
associated with this budget to: 
 

• Impact upon legally protect-
ed species or habitats 

⚫ Impact on priority species or 
habitats  

⚫ Remove or damage trees. 
 
 

Timber must be used in 
accordance with the above 
requirements. 
 
Where works have the potential 
to disturb protected species or 
impact upon their habitat, 
guidance from a suitably 
experienced and qualified 
ecological consultant will be 
sought and followed at the 
earliest opportunity. 
 
Any works requiring Planning 
Permission will be reviewed by a 
Council Ecologist as part of the 
Planning process. 
 
Wherever possible existing trees 
will be retained and works affect-
ing these trees will be undertaken 
in accordance with “BS 5837: 
Trees in relation to design, demo-
lition and construction – Recom-
mendations”   
 
Consideration will be given to 
enhancing biodiversity with a tar-
get to achieve biodiversity net 
gain as part of the Asset Man-
agement Strategy.  This means 
that HRA activities will result in 
more biodiversity than previously 
existed.  This is a goal in the One 
City Ecological Emergency Strat-
egy and is currently included in 
the Environment Bill. 
 
Consideration will be given to in-
troducing a target to reduce pes-
ticide use by at least 50% as part 
of the Asset Management Strate-

Page 63



Version 5. Last modified on 20/07/2015 

gy.  This is a goal in the One City 
Ecological Emergency Strategy 

Consulted with: Nicola Hares 

Summary of impacts and Mitigation - to go into the main Cabinet/ Council Report 

The significant impacts of this proposal are… 
Works delivered under this budget will result in the consumption of non-renewable resources, 
production of climate changing emissions and production of waste.  Works also create the 
potential for both direct and indirect impacts on wildlife and habitats. 
 
Some works delivered under this budget such as loft and cavity insulation have the potential 
for reducing consumption of fossil fuels and emissions of greenhouse gases. 
 
The proposals include the following measures to mitigate the impacts… 
A number of mitigation measures are included in the main ECO Impact Checklist which 
accompanies this Cabinet Report.  In addition, the following mitigation measures will also be 
implemented: 
 
- A Sustainability Appraisal will be completed as part of any procurement process. 
- Homes and Landlord Services will liaise with BCC’s Environmental Performance team 

during the development of specifications etc. 
- Continuously improving asset intelligence will be used to target works where most 

required on housing stock. 
- Consideration will be given to introducing a number of measures as part of a review of the 

Asset Management Strategy.  These include carbon accounting and a biodiversity net gain 
target. 

 
The net effects of the proposals are:  
Overall positive provided the mitigation measures outlined in this ECO Impact Checklist are 
successfully implemented. 

Checklist completed by: 

Name: Sarah Spicer 

Department: Homes and Landlord Services 

Extension:  077690280187 

Date:  11/01/2020 

Verified by  
Environmental Performance Team 

 Giles Liddell (Project Manager – Environmental) 

 
 

Page 64


	Agenda
	2 Public Forum
	5 Housing Revenue Account Budget proposals for 2021/2022
	Appendix A1 HRA Budget
	Appendix A2 HIP
	Appendix A3 HRA Development Programme
	Appendix E EqIA HRA budget
	Appendix F ECO Checklist


