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1. Background 
 
1.1 Income and expenditure in relation to a local authority’s own direct provision of housing 

must be recorded within a Housing Revenue Account (HRA) as set out in the Housing 
(Scotland) Act 1987. In addition, this act sets out the requirement for local authorities 
to set an annual budget to supports sound financial management and control and helps 
ensure that expenditure is linked to the key priorities of tenants.  

 
1.2 North Lanarkshire is Scotland’s largest local authority landlord, with a housing stock of 

approximately 36,000. The number has reduced marginally over the last year reflecting 
the impact of tower re-provisioning, partially offset by additions to the stock through the 
Council’s new supply programme and buy back schemes  

 

Executive Summary 
 
The purpose of this report is to present to Committee information that will enable the 
Council to set its Housing Revenue Account (HRA) budget for 2022/23.  
 

Recommendations 
It is recommended that Committee: 
(1) Notes the HRA cost pressures detailed in Appendix 1,  
(2) Notes the base budget savings outlined in Appendix 2,  
(3) Considers the allocation of HRA surplus balances as detailed in paragraphs 2.3, 2.4 

and 2.5, 
(4) Agrees to review the financial assumptions contained within this report at a meeting 

in December 2021 to approve the HRA Revenue Estimates 2022/23, and 
(5) Otherwise notes this report.  
 

The Plan for North Lanarkshire 
Priority  Improve North Lanarkshire's resource base 

Ambition statement (25) Ensure intelligent use of data and information to support fully 
evidence based decision making and future planning 



1.3 The Council approved its 2021/22 HRA budget of £148m on 17 December 2020 with 
£139m (94%) funded by rental income from tenants, £7m (5%) from other fees and 
charges and £1m (1%) from use of reserves.  

 
1.4 The average 2021/22 weekly rent in North Lanarkshire of £74.23 is the seventh lowest 

amongst Scottish local authority landlords and 4.6% below the Scottish local authority 
average. The latest Scotland wide figures for all registered social landlords from 
2020/21 shows that North Lanarkshire’s rent levels were 18% below the Scottish 
average.  

 
1.5 In setting the HRA budget and rent levels in December 2017, the Council agreed to an 

average rental increase of 5% for 2018/19 and 5% for the subsequent three years up 
to 2021/22. 

 
1.6  Committee has received regular updates on the progress of delivering the Council’s 

ambitious plans for housing through the Economic Regeneration Delivery Plan (P018). 
This has been further strengthened through The Plan for North Lanarkshire approved 
in March 2019 with specific focus on three key programmes of work supported by the 
current rent strategy: 

• PO13 – New Supply Programme 
• PO14 – Tower Strategy 
• PO15 – Housing Investment Programme 

 
1.7 Significant progress to date includes: 

• An increase in the target for new supply housing from 2,150 by 2027 to 
5,000 by 2035 (with a proposal to increase this again to 5,600 at this 
Committee),  

• Completion of 847 new build homes with a further 325 on site at 30 
September 2021. Sites have been identified and are at various stages of 
progression for a further 1,281 homes, 

• Expansion of the buy back scheme which will allow around 130 properties 
to be brough back into use each year. 399 homes had been purchased 
through the Council Buy Back Schemes at 30 September 2021, 

• The approval, development and ongoing delivery of plans for investment 
and re-provisioning of the Council’s tower properties, 

• Approval of a 5 year mainstream capital programme from 2021/22 to 
2025/26 that aims to deliver £354m of investment in the Council’s housing 
stock; greater than 20% increase from the previous 5 year planning period.  

 
30-year Business Plan 

1.8 The 30-year Business Plan included as part of the 2022/23 budget setting process is 
shown in Appendix 3. Financial Solutions has worked closely with Housing Property 
and Projects and the New Supply Team to confirm future investment targets to support 
the development and refinement of financial modelling. The 30-year Business Plan 
continues to demonstrate affordability and sustainability of plans based current 
assumptions. 

 
 Housing Benefit / Universal Credit 
1.9 During the mid point of the current financial year, North Lanarkshire had 24,454 tenants 

in receipt of some form of support for their housing costs, representing close to 67% of 
tenants. Almost 31% of tenants are now in receipt of the housing cost element of 
Universal Credit and a further 36% are in receipt of Housing Benefit.   

 



1.10  A rent increase would result in some tenants receiving more Housing Benefit and some 
existing non-claimants becoming entitled to Housing Benefit. However, unless their 
circumstances change, most tenants will be liable for the same contribution towards 
their rent, with Housing Benefit making up the difference.  

 
1.11  Tenants currently entitled to the full housing cost element of Universal Credit would 

have their Universal Credit payment uplifted to reflect any rent increases up to the Local 
Housing Allowance cap.  

 
1.12 Following approval at the former Housing and Regeneration Committee in November 

2019, the Council established the Universal Credit Assistance Fund (UCAF). This was 
expanded to include the Covid Hardship Fund in June 2020. Over 4,000 tenants have 
been supported that would otherwise have fallen into arrears. In addition, in accessing 
these funds tenants have been provided with additional support and advice and 
signposting to other agencies where required ultimately contributing to longer term 
sustainability of tenancies.   

 
1.13 Despite the significantly uncertain economic environment facing NLC and the wider 

economy as a result of the Covid-19 health pandemic, these measures have helped 
stabilise the rent arrears position for the Council. In fact, the arrears situation for current 
tenants is marginally lower for week commencing 1 November 2021 than it was on 1 
April 2020 at the early stages of the first Covid-19 related lockdown demonstrating the 
impact UCAF has had in supporting tenants.  

 
 

2. Report 
 

HRA Revenue Estimates 
2.1 In assessing the budgetary requirements of the Housing Revenue Account for 2022/23, 

a number of variables and factors have to be considered and analysed before 
determining the adjustments required in the base budget position. These base budget 
adjustments are outlined in Appendices 1 and 2, with the main factors described below:  

 
2.1.1 Cost Pressures of £5.936m to ensure that the HRA can continue to deliver a 

highly performing repairs and maintenance programme, effective housing 
management and support and deliver the approved capital programme, 
including: 
• Employee cost pressures totalling £0.751m, incorporating an anticipated 

pay award for 2022/23 in line with the Council’s Medium Term Financial 
Plan assumptions and the ongoing impact of incremental pay pressures. 

• The cost of funding capital investment including prior year expenditure and 
approved investment targets in line with the existing 30-year Business Plan 
(£2.973m).  

• Inflationary pressure on repairs and maintenance expenditure linked to 
wider economic factors and the increasing price of goods and services 
(£1.927m) 

• Other inflationary pressures for energy and other services (£0.285m)  
 

2.1.3 Base Budget Savings are considered each year to ensure that the HRA 
continues to direct its resources towards key priorities. Appendix 2 outlines base 
budget savings of £1.849m to be implemented by the service in 2022/23. The 
largest element relates to loan debt reprofiling (£1.572m) linked to a change in 
the Council’s Loans Fund Advance Repayment Policy as presented to Finance 
and Resources Committee in November 2020.  

 



2.1.4 The combined impact of these cost pressures and partially offsetting savings is 
a funding gap of £4.087m. This can be summarised as follows: 

 
 £m 
Cost Pressures (see Appendix 1) 5.936 
Base Budget Savings (see Appendix 2) (1.849) 
  
Funding Gap 4.087 

 
2.2 A rental increase of 3.05% would be required to bridge the funding gap.  
 
  Use of Surplus Balances 
2.3 As part of its long-term HRA budget strategy, it is the Council’s policy to set aside 

approximately 1% of the HRA budget as a core reserve. As a result, the core reserve 
currently stands at £1.470m. 

 
2.4 In addition, the HRA reserve balances include a Change Management / Risks & 

Uncertainty reserve of £1.894m. This excludes the surplus currently projected for 
2021/22 of £0.485m.  

 
2.5 Elected Members are reminded of the Council’s Reserves Policy approved at Policy 

and Strategy Committee in January 2020 which aims to ensure that available balances 
are managed and utilised in accordance with effective governance principles and 
continue to support financial plans which are affordable and sustainable.  

 
 

3. Public Sector Equality Duty and Fairer Scotland Duty 
 
3.1  The HRA budget for 2022/23 will ensure that the Council can continue to provide a 

highly effective and responsive housing management service for all tenants and 
improve the health and wellbeing and economic outcomes of communities through the 
delivery of significant additional capital investment in high quality and affordable social 
housing. 

    
 

4. Impact 
 
4.1 Financial impact 
 The financial implications of the 2022/23 Revenue Estimates are outlined throughout 

the report.  
   
4.2 HR policy / Legislative impact 
 No implications.  
 
4.3 Technology / Digital impact 
 No implications.  
    
4.4 Environmental impact 
 No implications.  
 
4.5 Communications impact 
 No implications.  
  
4.6 Risk impact  
4.6.1 All activities undertaken by the council are subject to risk, and in acknowledging the 

Council’s approved Risk Management Strategy (September 2012), Services manage 



these as part of their overall corporate and service planning process. The current 
economic climate, in particular, has the potential to impact upon the Council’s ability to 
provide quality services within approved budget levels.  

             
4.6.2 The Government’s proposals for welfare reform include a number of changes to the 

housing benefit system which present significant financial risks to the HRA, including 
increasing rent arrears and cash collection costs, combined with lower levels of rental 
income. These risks are increased by the current and potentially ongoing economic 
impact of the Covid-19 pandemic. These risks will be closely monitored throughout 
2022/23. 

   
 

5. Measures of success 
 
5.1 The Council is required to set a balanced budget for the Housing Revenue Account 

with expenditure plans fully funded by income, largely from housing rents.  
 
5.2 The setting of an annual budget and thereafter monitoring the budget ensures that 

tenants can have confidence that the Council and its officers are accountable for the 
spending decisions they make.  

  
 

6. Supporting documents 
 
6.1 Appendix 1  Cost Pressures 2022/23 
 Appendix 2 Base Budget Savings 2022/23 
 Appendix 3  30-year Business Plan Summary 
 
 
 
 
 

 
 
 
Robert Steenson 
Executive Director (Enterprise and Communities) 
  



Appendix 1 
Housing Revenue Account 
 
Cost Pressures 2022/23 
 
 £000 £000 
Employee Costs   
Pay awards  584  
Incremental drift 167  
  751 
   
Inflationary Pressures   
Housing repairs inflation and stock movements 1,927  
Trading and support service costs  261  
Energy costs 24  
  2,212 
   
Capital Financing Costs   
Loan charges associated with increased capital 
investment 

 2,973 

   
   
Cost Pressures Total  5,936 

 
  



Appendix 2 

Housing Revenue Account 

Base Budget Savings 2022/23 

 £000 
Employee Costs 
Reduced employee costs linked to revised operational 
arrangements.  
 

127 

Property Costs 
Reduced costs associated with both close cleaning and 
contract cleaning arrangements.  
 

80 

Loan Debt Reprofiling 
HRA impact of changes to the Council’s Loans Fund 
Advance Repayment Policy as outlined to Finance and 
Resources Committee in November 2020.  
 

1,572 

Other Operational Efficiencies 
Reduced operational delivery costs linked to office 
expenditure, staff mileage and the move to virtual training 
arrangements.  
 

70 

Total base budget savings 1,849 
 
  



Appendix 3 
Housing Revenue Account 
 
30 Year Business Model Summary  
 

 

30 Year
Year 2020/25 2025/30 2030/35 2035/40 2040/45 2046/50 Totals

Average Mainstream Housing Stock 34,963 34,094 33,320 32,754 32,610 32,635
New Build Housing Stock 1,339 2,347 3,206 3,614 3,614 3,614
Average Housing stock 36,302 36,442 36,526 36,368 36,224 36,249

Capital Investment £000 £000 £000 £000 £000 £000 £000
Prudential borrowing 400,686 410,775 523,375 395,718 498,956 589,169 2,818,679
Capital receipts 19 0 0 0 0 0 19
Other receipts / Government Grants 94,446 68,702 62,451 1,958 2,268 2,630 232,455
Sub total 495,151 479,477 585,826 397,676 501,224 591,799 3,051,153
CFCR 135,730 135,732 135,730 135,731 135,731 159,877 838,531
Total resources 630,881 615,209 721,556 533,407 636,955 751,676 3,889,684

Loan Analysis

Opening debt 324,109 673,157 988,103 1,363,343 1,543,897 1,783,939 324,109
Prudential borrowing 400,686 410,775 523,375 395,718 498,956 589,169 2,818,679
Principal repayment - historic debt 42,481 49,673 60,402 73,085 50,336 30,382 306,359
Principal repayment - new borrowing 9,157 46,156 87,733 142,079 208,578 300,890 794,593
Closing debt 673,157 988,103 1,363,343 1,543,897 1,783,939 2,041,836 2,041,836
Per house (£) - Closing Stock 18,544 27,116 37,326 42,453 49,248 56,329 56,329

Housing Revenue Account

120,784 229,110 375,839 519,750 626,229 779,496 2,651,208
662,318 761,975 877,674 1,071,657 1,388,478 1,776,595 6,538,697
783,102 991,085 1,253,513 1,591,407 2,014,707 2,556,091 9,189,905

Other income (73,804) (61,255) (61,255) (61,255) (61,255) (61,255) (380,079)
Balance to be financed by rents 709,298 929,830 1,192,258 1,530,152 1,953,452 2,494,836 8,809,826

Average weekly rent (£) 78.14 98.88 126.90 162.49 207.41 264.71
Rental Income 709,298 929,830 1,192,258 1,530,152 1,953,452 2,494,836 8,809,826
Yearly % increase 4.60% 5.00% 5.00% 5.00% 5.00% 5.00%

Capital charges as a % of rent income 17.03% 24.64% 31.52% 33.97% 32.06% 31.24%

5 Year Bands

Loan charges 
Other costs


