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1. Introduction

Trafalgar Housing Association was formed in 1990 with a stock transfer of 218
properties in Dalmuir from Clydebank District Council. The Association completed a
comprehensive six phase regeneration programme of that area in 2000. In 1998 we
received a transfer of 180 properties in the Terraces area in Radnor Park, Clydebank
and over the following 5 years we transformed that estate by building new houses and
flats.

The Association is a member of the Scottish Federation of Housing Associations (SFHA),
the West Dunbartonshire Housing Association Forum, the Glasgow and West of
Scotland Forum of Housing Associations and is an Associate member of Employers In
Voluntary Housing.

1.1 Operating Context 

The Scottish Government’s Housing to 2040 strategy includes plans to develop a new 
Housing Standard, and to deliver affordable warmth and zero emission homes. While 
Trafalgar has no plans to build new homes, these measures will apply to our existing 
properties.  

Price increase and shortages in availability of building materials, due to both the 
impact of pandemic restrictions and high inflation, are being experienced across the 
construction industry and will have an impact on the planning, cost and delivery of 
energy efficiency improvements to the housing stock. These issues may also affect 
planned improvement works.  

The implementation of Universal Credit and other welfare reform measures, and fuel 
and food poverty within the West Dunbartonshire area, continue to present 
challenges. 

In October 2023 the Scottish Housing Regulator consulted stakeholders on the 
proposed new Regulatory Framework for social housing in Scotland. These changes will 
amend the statutory guidance on the Annual Assurance Statement (AAS) to include a 
provision to enable the Regulator to require landlords to include explicit assurance in 
the AAS; will introduce a comprehensive review of the Annual Return on the Charter 
(ARC) during 2024; and will seek to provide greater clarity on the approach to 
Notifiable Events and regulatory status.  

The Regulator further proposes to strengthen the emphasis on landlords listening to 
tenants and service users, including by introducing a requirement that landlords 
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provide tenants, residents and service users with appropriate ways to provide 
feedback and raise concerns, and ensure that they consider such information and 
provide quick and effective responses.  

1.2 Trafalgar Business Plan 

Our Business Plan has been prepared through consultation with customers, staff and 
board members. The customer involvement in the Business Plan has been indirect in 
that we have used the information and views obtained from our customers through 
survey analysis, resident engagement activities and other communication methods to 
inform the key priorities outlined in this Business Plan. 

In March 2024, a strategy session attended by board and staff explored the various 
elements of the Business Plan and debated the future aspirations and challenges for 
the Association in the years ahead. These discussions have helped influence the plan 
and the future direction for Trafalgar. 

The purpose of this 3 year Business Plan (the Plan) is to: 

• Set out Trafalgar HA’s objectives and how those will be achieved.

• Meet the requirements of our loan agreements and funders.

• Illustrate the Association’s ability to service debt finance and repay capital sums
within agreed covenant ratios.

• Illustrate a clear understanding of the operating environment incorporating
stress testing through sensitivity analysis.

The Plan demonstrates that our key priorities are the continued investment and 
improvement of our housing stock, maintaining affordable rents as well as adapting to 
the challenges of welfare reform. The potential for an increase in rent arrears 
continues to present a significant financial challenge. 

Our financial forecasts achieve loan covenant compliance and deliver the services to 
support tenants and the wider community. However, our investment plans do not 
include any contingencies to meet any future net zero social housing standard. 

The Business Plan will be reviewed annually on an interim basis with a full review every 
three years. 
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1.3 Our Vision 

Our vision is: 

To provide a high quality, person-centred housing service, which puts our customers 
at the heart of the community. 

1.4 Our Values 

These are our values which shape how we deliver services and conduct the work of the 
Association: 

• We are open

• We are inclusive

• We are customer-focused

• We are community-based

• We act with integrity

1.5 Our Strategic Objectives 

Our Strategic Business Objectives describe the outcomes we want to achieve through 
the period of this Business Plan. These objectives will be constant throughout the 
course of the plan. The Trafalgar staff team have service delivery plans to ensure the 
achievement of these strategic objectives, these identify actions which will be 
undertaken to meet the objectives and will be refreshed annually. These are provided 
as Appendix 1. 

Our strategic objectives are focused on people, performance, property and 
governance. 

People: To support our residents, staff, volunteers and future service users, and 
provide them with opportunities to engage in a vibrant community and realise their 
full potential 

Performance: To maintain sector-leading performance throughout all KPIs and inspire 
full confidence from customers, and commitment from staff and volunteers 

Property: To ensure that our principal assets, the homes which we manage and 
maintain, compare favourably with other housing options in terms of affordability and 
standards 
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Governance: To continue to improve our governance to ensure the Management 
Committee leads and directs the RSL to achieve good outcomes for its tenants and 
other service users and ensures that the Association remains financially secure. 
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2. Governance and Staffing

2.1 Governance 

2.1.1 Committee of Management 

Trafalgar's Management Committee has the important responsibility of directing and 
controlling the affairs of the Association. As a registered landlord and a Scottish 
Charity, it is essential that the Association has people with the right skills, knowledge, 
objectivity and experience to carry out this role They make all the important decisions 
relating to the Association and employ the Staff to act on these decisions and carry out 
the day-to- day running of the Association. 

Trafalgar’s Management Committee requires a minimum of seven members and a 
maximum of 15, including co-optees. As at March 2024, the Committee is made up of 
the following nine members, of whom five are tenants: 

•

Trafalgar is aiming to increase the number of Management Committee members, and 
specifically tenant members through recruitment aimed at filling skills gaps identified 
through the Committee Appraisal process. In recent times there have been no sub-
committees of the Management Committee due to limited number of Committee 
members. In January 2024 the Operations sub-committee and  Audit and Risk sub-
committee recommenced. 

2.1.2 Governing Body Regulatory Requirements 

Members of the Committee of Management must adhere to a number of rules, 
guidance and codes of conduct. These include: 

• Standing Orders

• Governing Body member Code of Governance/ Code of Conduct
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Expectations on Individual Members Every individual member is expected to: 

• Uphold the values, objectives and policies of the housing association.

• Contribute to and accept responsibility for the Management Committee's
decisions.

• Uphold and promote the principles of equality and diversity in the governance
of the housing association.

• Treat all colleagues on the Management Committee with consideration and
foster mutual respect and trust.

• Prepare for meetings and attend regularly and punctually.

• Attend relevant training sessions and events.

• Attend and participate in reviews of the performance and effectiveness of the
Management Committee.

• Represent the housing association positively and appropriately.

• Be aware of the restrictions on payments and benefits and follow the housing
association's policy on managing these restrictions.

• Not accept any offers of gifts or hospitality which could be seen as a way of
exercising any improper influence over decision making.

• Declare any personal or other interest which could potentially conflict with
those of the housing association.

• Not engage in any activity which could be detrimental to the interests of the
housing association.

• Respect confidentiality of information where appropriate.

• Keep his or her own learning and knowledge of their local and national
operating environment and the impact that this has on the association, as up to
date as possible, in order to make well informed decisions.

• Adhere to the principles and expectations set out in the Scottish Housing
Regulator's Regulatory Standards of Governance and Financial Management,
and other regulatory codes that apply to the Association.

In the event that a Management Committee member is alleged to be in breach of the 
Code of Conduct, then the matter will be referred to the Chair or suitable sub- 
committee of the organisation for investigation. In the event of a serious breach of the 
Code of Conduct, a Management Committee member could be censured or required 
to leave the Management Committee, in accordance with the Association’s Rules. 

2.1.3 Regulatory Engagement 

The Scottish Housing Regulator confirmed through its Engagement Plan from 31st 
March 2023 that Trafalgar was regulatory compliant and that the RSL meets regulatory 
requirements, including the Standards of Governance and Financial Management. The 
updated Engagement Plan from 31st March 2024 again confirms this regulatory status.  
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The Regulator does not require any further assurance from Trafalgar other than the 
annual regulatory returns required from all RSLs.  

Trafalgar must provide the Regulator with the following annual regulatory returns and 
alert it to notifiable events as appropriate: 

• Annual Assurance Statement;

• Audited financial statements and external auditor’s management letter;

• Loan portfolio return;

• Five year financial projections; and

• Annual Return on the Charter.

The Association should also notify the Regulator of any material changes to its Annual 
Assurance Statement, and any tenant and resident safety matter which has been 
reported to or is being investigated by the Health and Safety Executive or reports from 
regulatory or statutory authorities or insurance providers, relating to safety concerns.   

Committee members receive annual appraisals from SHARE and following the most 
recent appraisals SHARE have made recommendations on training and development 
for members and a plan is in place to progress these recommendations. 

As part of the Internal Audit programme of THA, for the past three years Henderson 
Loggie has carried out a review of the information which underpins the draft annual 
Assurance Statement provided to the Management Committee. The objective of each 
review has been to obtain reasonable assurance that: 

THA has complied with the requirements of Chapter 3 of the Regulatory Framework in 
preparing an Annual Assurance Statement.  

2.2 Staffing 

THA currently has a staffing structure of 6.3 full time equivalent (FTE) posts and a 
Financial Agent. There are six permanent staff and one temporary Housing Officer and 
one temporary administrative staff member. The Director reports directly to the 
Management Committee. The Director line manages the Housing Manager, the 
Property Service Manager, the Financial Agent and  the Corporate Services Officer.. 
The Housing Manager line manages the Housing Officer, the Property Services 
Manager line manages the Maintenance Assistant and the Corporate Services Officer 
line manages the Administrative Assistant. 
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Figure 2.1 Staffing Structure 
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3. Communication and Engagement

Trafalgar has a Communications Strategy to help tenants and residents, local
community, shareholders and other organisations be aware of and engaged in the
Associations work and services. Communications play an important role in building
strong relationships and ensuring that the Association achieves its vision. Effective
communication is crucial in the planning and delivery of Trafalgar’s services and can
also help to make improvements and build on our excellent reputation.

Trafalgar has developed a Communications Strategy to support the Association in the 
following areas:  

• To achieve our strategic objectives

• To engage effectively with shareholders

• To demonstrate the success of our services

• To ensure people understand what we do and the services that we provide

• To change behaviour and perceptions where necessary

For our Communications Strategy to be successful we will focus on internal and 
external audiences and how we will effectively communicate and engage with each. 

Trafalgar Housing Association has a strong customer focused ethos and a track record 
of delivering quality services for its tenants. Trafalgar is part of Scotland’s Housing 
Network and has been recognised for repeatedly performing among the best in 
Scotland, despite being one of the smallest landlords. The Association is always looking 
to grow and improve its services and increase customer satisfaction and understands 
that communication is central to achieving this. Communicating effectively in the 
workplace and with our contractors is of paramount importance. Weekly staff 
meetings are held and staff have the opportunity to engage with each another, solve 
problems and discuss action points.  

There is a strong sense of teamwork within Trafalgar and staff work together to 
achieve common goals. The Maintenance Department are in regular communication 
with our contractors to ensure that service delivery is safe, effective and reliable and 
feedback surveys are provided to tenants to complete after a repairs and maintenance 
service has been carried out. We have found this very beneficial as not only does it 
provide our service users with the opportunity to provide valuable feedback but it also 
helps us to drive improvements. 

Our team at Trafalgar is knowledgeable, friendly and are always willing to help. We are 
easily contactable over the phone, via email and online. 
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We communicate with our customers through a range of communication channels 
such as face-to-face, over the phone, postal and other web-based methods. Key tools 
in our communication strategy include:  

• Tenant and Resident Newsletter

• Website

• Social Media

3.1 Communications Objectives 

Good communication plays a vital part in ensuring that we meet our strategic 
objectives. We understand that communication is not just the responsibility of one 
person within Trafalgar Housing Association, we all have a part to play in good 
communication to support the planning and delivery of our services.  

By taking this approach and understanding that we have a shared responsibility we will 
be able to turn the Association’s vision for the future into a reality. We know that 
Trafalgar’s work centres around people, so it is crucial that we are able to connect with 
each group of people in a way that suits them.  

Trafalgar’s tenants are at the heart of the Association. Trafalgar is passionate about the 
community and aims to convey this through its communication with tenants and the 
wider community. We have designed our Communications Strategy to link with other 
strategies across the Association.  

All our communications should help to create the kind of image and culture that we 
want to achieve because every contact builds up the picture of Trafalgar as a landlord, 
employer, partner and organisation.  

We have set out communication objectives which will contribute to the delivery of all 
Trafalgar’s work. These have been split into two groups: internal and external. By 
having clear, specific and measurable communication objectives we will be able to 
evaluate whether we have achieved our goals.  

Our Internal Communication Objectives are: 

• To support the vision, values, and strategic objectives of the Association

• To promote effective workplace communication and create a positive working
environment

• To maintain healthy working relationships amongst staff and contractors by
practicing good communication
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Our External Communications Objectives are: 

• To create trust and build positive relationships with tenants and residents,
shareholders and the local community

• To encourage participation and engagement from tenants and residents

• To create a greater understanding of communication preferences amongst
tenants and residents • To effectively listen to our customers

• To provide a range of communication channels suitable for the needs of our
customers

• To create accessible content and promote inclusion

• To provide excellent customer service

• To build awareness of Trafalgar’s communication channels and services
amongst tenants and residents

Trafalgar has high levels of tenant satisfaction and performs well across a range of 
indicators and engagement with tenants on an informal basis appears to be strong. 
There is nevertheless scope for a greater level of engagement with tenants in a more 
structured way. Many Registered Social Landlords (RSLs) face similar challenges in 
increasing tenant engagement. 

3.2 Engagement Opportunities 

Trafalgar currently has a number of engagement opportunities on offer including 
joining the Management Committee, Residents Panel or becoming a General Member 
of the Association. The Association is very keen to hear from individuals who would 
like to play their part in helping Trafalgar to make positive changes for the community. 

3.2.1 Becoming a General Member of Trafalgar Housing Association 

Anyone can become a General Member of Trafalgar Housing Association as long as 
they are aged 16 or over and meet the requirements set out in the rules of the 
Association. By becoming a member of the Association you are eligible to vote at the 
AGM, which takes place very September, allowing you to influence how the 
Association operates. If you feel you would like to have a more active role within the 
Association, by being a General Member you are able to be voted on to, or apply to 
become a member of the Management Committee. 

3.2.2 Becoming a Member of our Management Committee 

Trafalgar is looking for tenants to join its Management Committee and take part in 
making important decisions relating to the Association. This is a voluntary unpaid role. 
New members will be provided with necessary equipment and comprehensive 
training. Meetings take place in the evening once every month.  
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Benefits of Joining the Management Committee include: 

• Influencing how the Association operates and play a major part in the decision
making process.

• Learning about Trafalgar and the housing sector.

• Enhancing skills and knowledge in areas such as team working and financial
analysis.

• Joining a great group of members.

3.2.3 Joining the Residents Panel 

Residents of Trafalgar Housing Association (tenants and owners) are welcome to get 
involved to help improve standards of service. The Residents Panel discusses and gives 
their views on different aspects of the association’s services and performance and 
advises where improvements could be made. The panel is also consulted on policies 
that affect residents and other service users.  
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4. Our Achievements and Current Performance

We have a strong track record in delivering services to our tenants, and high levels of
tenant satisfaction. Staff and Committee members have worked hard to continue to
deliver services and to support our tenants.

Trafalgar performs strongly on tenant satisfaction, both in relation to levels of
achievement, and in comparison to peers. Survey results from  March 2023 show
Trafalgar as having the highest level of satisfaction within its local peer group and
when compared to the Scottish average:

• Satisfaction with overall service 95.5% (better than local RSL average 93.1% &
Scottish average 86.7%)

• Satisfaction with opportunities to participate 100% (93.8% local RSL average,
85.9% Scottish average)

• Satisfaction with keeping customers informed 99.4% (95% local RSL average,
89.7% Scottish average)

• Satisfaction with repairs service 100% (87% local RSL average, 88% Scottish
average)

It should also be noted that as well as performing strongly in comparison with peer 
RSLs, we are comfortably above the national average for social landlords across all 
tenant satisfaction indicators. 

As well as high levels of tenant satisfaction, Trafalgar also has a strong record of 
achievement in service delivery, as evidenced by the Annual Return on the Charter 
(ARC). For the year April 2022 to March 2023 the Association was among the best 
performing landlords in Scotland in a range of areas, including some of those most 
important to tenants: 

• Average number of hours to complete an emergency repair – 2.6 hours,
compared to the national average of 4.2 hours

• Average number of days to complete non emergency repairs – 3.8 days
compared to the national average of 8.7days

• Average number of days to relet empty homes – 6.9 days, compared to the
national average of 55.6 days

These performance levels are similar to those for the previous five years. 

Trafalgar has worked hard to deliver services to our tenants. There have been longer 
term impacts due to pandemic restrictions and increases in the cost of living. In terms 
of our own performance, as shown in Table 4.1 below, we have seen an increase in 
rent arrears and the time taken to carry out emergency repairs has also increased 
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6. Maintaining Our Properties

The Scottish Housing Quality Standard (SHQS) is the main measure of housing quality
that is used to establish if properties reach the required minimum.

There are 5 broad areas that social rented properties should satisfy by in order to meet
the requirements of the SHQS:

• Must meet the Tolerable Standard

• Must be Free from Serious Disrepair

• Must be Energy Efficient

• Must have Modern Facilities and Services

• Must be Healthy, Safe and Secure

The Stock Condition Survey and 30 Year Life Cycle Cost report undertaken by Brown + 
Wallace shows that THA housing is generally well maintained with previous 
programmes of major replacements (such as kitchens and bathrooms) having been 
undertaken to the properties. These replacements do not all happen at the same time 
with dates for replacements based on the usual lifespan of the component and the 
date it was installed 

THA has demonstrated that the majority of its’ contracts have been procured in a way 
to achieve value for money and get things right the first time. THA surveys a 
percentage of all properties each year to assess condition. It is the intention of THA to 
continue to carry out a percentage of stock condition surveys each year until 100% of 
the stock has been surveyed. 

THA has made a provision for reactive replacement of kitchens and bathrooms over 
the next five years as these are required although there is no major replacement 
programme planned.  

The housing stock is also inspected on an ‘informal’ and regular basis by the Property 
Services Manager when voids (empty properties) occur and when tenants report more 
complicated repairs. This can result in upgrades to bathrooms, kitchens, door entry 
systems etc. that were unplanned but highlighted as requiring to be renewed earlier in 
order to ensure that properties are maintained to a high standard. There is also regular 
feedback from contractors who are carrying out work. 

THA has consulted with West Dunbartonshire Council which is aware of the investment 
plans and that THA has no plans to develop any new build homes. 
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6.1 EESSH(2) 

The Energy Efficiency Standard for Social Housing Two (EESSH2) is a follow up to 
EESSH, which was created to help remove poor energy efficiency which can be a cause 
of fuel poverty. It also contributes to achieving the Scottish Government’s climate 
change emissions reduction targets. 

The standard is based on the minimum Energy Performance Certificate (EPC) rating. To 
reach EESSH2, all social housing would need to meet EPC band B (Energy Efficiency 
rating) – or be as energy efficient as practically possible, within the limits of cost, 
technology and necessary consent – by the end of December 2032. 

Currently all THA properties meet EESSH. Forty five (45) units are B rated and 255 are C 
rated. THA is discussing with its energy consultant the options which are available to 
improve properties with C ratings to bring them up to B ratings. 

The Scottish Government’s consultation on a Social Housing Net Zero Standard will 
replace EESSH2. and is likely to be finalized during the period of this Business Plan. Any 
actions required as a result of the new standard will be costed and detailed in future 
plans.  

6.2 Procurement Strategy 

THA has in place a Procurement Strategy and Policy which set out the approach and 
procedures the Association will follow when procuring contracts for the supply of 
services, the supply of goods and material and / or the execution of works. All 
procurements undertaken by THA will have regard to the terms of the Procurement 
Policy and the values, objectives and goals set out in the Policy. 

The THA Procurement Strategy aims to ensure that THA maximises value for money 
when procuring contracts; that it complies with all legal and regulatory requirements 
governing procurement and related best procurement practice when procuring 
contracts. THA will maximise opportunities to jointly procure services on a 
collaborative basis with colleagues in other local registered social landlords and related 
organisations. THA will make best use of the commissioning process and will be flexible 
enough to ensure expenditure can be increased and decreased as necessary within the 
financial year. THA is currently working with a Quantity Surveyor to improve Value For 
Money within the procurement process and a Procurement Framework is currently 
being established. 
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7. SWOT and PEST

In June 2021 as part of the Committee Business Planning strategy session, we analysed
the Strengths and Weaknesses of the Association, along with the Opportunities and
Threats facing the Association and our customers (SWOT). This analysis, coupled with
consideration of the Political, Economic, Social and Technological issues (PEST) facing
the Association, informs the business plan in terms of planning for the future, building
on our strengths and reducing or removing our weaknesses.

7.1 SWOT 

Strengths 

• Staff knowledge and awareness of, and interest in, tenants – staff know our
tenants well and have good relationships with tenants

• Stock condition – a majority of our stock is less than 30 years old, and almost all
have had new kitchens and boilers fitted within the last 15 years

• Location of our office in the community – our office is less than a mile from all
of our tenants, and significantly closer for many

• Service performance – Trafalgar is consistently among the best performing
landlords in Scotland across a range of categories

• Tenant satisfaction levels – consistently high satisfaction levels, outperforming
our peers in most satisfaction categories

• Below average rents – our rents for all sizes of properties are below the
national average and we offer Value For Money

• Financial stability – our reserves are healthy, our debt is low, we have ability to
secure future borrowing and we have effective rent management procedures

• Self-awareness of the Management Committee in relation to our skills and
knowledge – members have good insight into their collective skills and know
when to bring in external support

Weaknesses 

• Governing body membership – there is a need to increase the number of
members, and in particular the number of tenant members

• Risk management needs to be more frequent

• Small staff team and overall size of the Association

• Customer engagement strategy

• Previous engagement with SHR

• Rent Arrears increasing

• Planning for Net Zero
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Opportunities 

• 35th Anniversary of Trafalgar HA

• Governing body membership – there is a need to increase the number of
members, and in particular the number of tenant members

• Business planning

• Risk management

• Customer engagement strategy

• Previous engagement with SHR

• Partnership working

• Internal audit – we will take the time to review a number of our existing
policies, bringing in external support as required

• Committee training – SHARE have made recommendations on learning and
development for Committee members

• Staff also take part in regular training and development

• Net Zero

• Potential for future borrowing against unencumbered stock

• Funding opportunities to improve housing stock

Threats 

• Increased rent arrears

• Engagement with the Regulator

• Rent Freezes/ Controls

• Aging population – there may be a greater need from tenants for adapted
housing, benefits/money advice and social and other support

• Aging staff profile – there is a need for succession planning for senior staff

• Low number of Committee members – Trafalgar requires a healthy number of
Committee members to ensure the RSL can be effectively led

• Universal Credit and welfare reform – the effects of changes to social security,
including the requirement to apply and manage Universal Credit claims online,
continue to impact tenants, as will the end of the £20 Universal Credit uplift in
September 2021

• Rising prices – increased food and fuel costs may impact on tenants’ financial
wellbeing, including their ability to pay rent, while rising costs of building
materials will impact on delivery of repairs and improvements

• Increased regulation around mitigating climate change – the introduction of
requirements relating to increased energy efficiency and decarbonisation of
homes, and the costs associated with these measures
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7.2 PEST 

Political 

• Regulatory changes – recently introduced Energy Efficiency Standard for Social
Housing 2 (EESSH2), new fire and carbon monoxide detection requirements

• Changes to housing legislation – Housing to 2040

• New Housing Bill covering the social rented sector, and new quality and
accessibility standards

• Rent Controls, Freezes and Caps

• Council tax freeze – wider impacts

• Withdrawal of services

• Housing Emergencies

• Homelessness

• Evictions Legislation

Economic 

• Inflation and interest rates

• Cost of making homes low carbon/energy efficient – uncertainty over how
these costs will be funded, and potential impact on rent levels

• Delays/price rises in building industry – these will impact on timescales and
costs for repair and improvements and may create uncertainty in planning such
works

• Access to finance for RSLs

• Welfare Reform

• Fuel and food poverty

• Rent affordability – this is a strong focus for the Regulator, and Trafalgar
currently compares well with other RSLs on rent levels, however all of the
above economic factors will increase pressure on affordability

Social 

• Aging population - there may be a greater need for benefits/money advice and
social and other support

• Need for accessible/adaptable housing – to ensure that as tenants age or their
health changes, they can remain in their own homes for as long as possible

• Increase in single person households – there is now a greater demand for one- 
bedroom housing due to changes in household composition over time

• Need for mental health support

• Increase in Anti-social Behaviour

• Lack of support services
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8. Financial Analysis

In order to fulfil our strategic objectives, we require to maximise income and control
costs. This is important to maintain an affordable rent structure, invest in our housing
stock, have the flexibility to adapt to external challenge and crucial if we are to achieve
our aims to make a difference in the community.

Long-term financial forecasts include comprehensive scenario planning and stress 
testing, assessing the impact of different assumptions and identifying alternative 
strategies. 

Key priorities are the continued investment and improvement of our housing stock, 
maintaining affordable rents as well as adapting to the challenges of the current 
economic environment. The potential for an increase in rent arrears continues to 
present a significant financial challenge. 

We will work to achieve value for money, while at the same time providing a first-class 
service to tenants. Sensitivity analysis considers the impact of limiting real rent 
increases. The potential for limiting increases will depend on our ability to maximise 
income, control/ reduce costs as well as adapting to changes in inflation and interest 
rates. However, the scale of the investment programme would suggest that real rent 
increases will be required especially within the first 5 years. The financial forecasts 
base case assumes, at this stage, a real rent rise of 0% in year 1 followed by 2% during 
years 2 to 5 and 1% from year 6 onwards. The annual budget process will review 
progress to date and consider, based on prevailing circumstances, whether restrictions 
on rent increases are capable of being achieved. 

Our financial forecasts achieve loan covenant compliance and deliver the services to 
support tenants and the wider community. However, our investment plans do not 
include any contingencies to meet any future net zero social housing standard. 

8.1 The Long Term View 

The business plan is underpinned by a 30-year financial model projections and scenario 
modelling which should provide assurance to the Committee, SHR and our lenders that 
we can meet our long-term maintenance and debt repayment obligations. 

We cannot expect to be precise over such a long period of time, but we have projected 
forward based on realistic assumptions of likely trends and expectations. The cash 
position indicates the level of funds available based on updated long-term 
maintenance programme recently updated by Brown & Wallace which assumes a 
planned maintenance spend of £37,100 per home over the life of the plan. 
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8.3 Sensitivity Analysis and Scenario Modelling 

The following sensitivity analysis and scenario testing considers the impact on the cash 
at bank. The sensitivities ran were: 

a) Inflation increased by 0.5%
b) Variable loan rate increased by 1.0%
c) Inflation reduced by 0.5%
d) Real rent increase reduced by 0.5%
e) Inflation only rents increase
f) Voids & Bad Debt at 5%
g) £50,000 pension deficit payment for 5 years from 2026/27
h) Repairs real increased by 1.0%
i) Combination of e&f

Figure 8.1 Positive Sensitivity SA (a) 

The impact of the positive sensitivity SA (a) is illustrated in Figure 8.1 above. The 
baseline cash balance in Year 30 is £11.5m. SA (a) – The slight increase in inflation has 
had a positive effect on the cash balances over the 30-year period. Cash at Year 30 is 
around £1.3m higher than the baseline. 
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Figure 8.2 Negative Sensitivity SA (b) to SA (i) 

The impact of the negative sensitivities (SA (b) to SA (j)) are illustrated in Figure 8.2 
above. The baseline cash balance in Year 30 is £11.490m. 

SA (b) – Increasing the variable loan rate by 1% each year generates a reduction in cash 
of £0.040m by Year 30. 

SA (c) – Decreasing inflation by 0.5% reduces cash at bank by year 30 by £1.2m. 

SA (d) – A real rent increase reduced by 0.5% shows positive cash balances for 24 of 
the 30 years, but the overall position is a reduction of £5.1m in cash. 

SA (e) – A rent increase of inflation only shows positive cash balance for 10 of the 30 
years. By year 30 there would be a reduction in cash of £12.1m 

SA (f) – Voids and Bad Debts increasing to 5% shows positive cash balances for 19 of 
the 30 years, but the overall is a £4.5m reduction in cash compared to the baseline 
model. 

SA (g) - A £50,000 provision for 5 years for any future pension deficit shows positive 
cash balances for every year. The cash at Year 30 shows a reduction of £0.280 by year 
30. 

SA (h) - A real increase in repairs of 1.0% shows positive cash balances for every. The 
cash at Year 30 shows a reduction of £1.7m compared with the baseline model. 
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Figure 8.3 Combined Sensitivity SA (i) 

Figure 8.3 above illustrates the combination scenario, and results in a serious financial 
situation for us.SA (i) - A combination of void 5% and bad debts 5% and inflation only 
rent increases shows positive cash balances for 9 years. The cash at Year 30 shows a 
reduction of £15.1m compared with the baseline model. 

It can be seen from above that there are several scenarios that show a negative cash 
position. Appropriate measures would be taken in the years prior, to mitigate this 
position occurring. This would include reviewing the level of our investment 
programme, maximising income, and reducing overhead costs. 

The sensitivities have emphasised the need for us to increase our rents above inflation 
each year. The economic environment and the inflationary increases in maintenance 
costs have brought this into sharp focus. Our rents are much lower than the Scottish 
average and when we compare our rents to neighbouring RSLs this issue is clearly seen 
(as shown in Table 5.1 above). 

The future viability of the Association and our ability to invest in our homes, will 
depend, among other factors, in our ability to increase rents to more realistic levels. 

8.4 Private Finance 

As at 31 March 2024 we estimate that we will owe our lenders approximately 
£780,000 (£2,600 per home). The average debt for Scottish RSLs as at 31 March 2023 
was £16,200 per home. We are currently in discussion with RBS about the potential to 
remove the covenants associated with these loans due to the level of the private 
finance outstanding.  
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11. Equalities

All RSLs are required to meet equal opportunities legislation in the provision of housing
and services as well as recruitment of staff and contractors and consultants. The main
provision for equality and diversity is contained within the Equality Act 2010 and this
describes the main protected characteristics relating to landlord services (age,
disability, gender reassignment, marriage or civil partnership, pregnancy and
maternity, race, religion or belief, sex, and sexual orientation).

The Scottish Social Housing Charter (SSHC) sets out the requirements for landlords to 
find ways of understanding the rights and needs of different customers and delivering 
services that meet these needs. We report on this standard by collating equal 
opportunities monitoring. Within the SHR Framework, there is a new requirement for 
social landlords to have assurance and evidence that it considers equality and human 
rights issues properly when making all its decisions, in the design and review of 
internal and external policies, and in its day-to-day service delivery. To comply with 
these duties, landlords must collect data relating to each of the protected 
characteristics for their existing tenants, new tenants, people on waiting lists, 
governing body members and staff.  

The Regulator requires landlords to confirm through their Annual Assurance Statement 
that they meet these requirements, or what they are doing to improve their 
compliance. It seeks assurance that landlords are giving due regard to equality and 
human rights in their decision- making and will consider this through engagement with 
individual landlords.  

THA must therefore maintain a strong focus on Human Rights and Equalities during the 
period of this plan. 
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Appendix 1 Service Delivery Plans 

To Follow 
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Appendix 2 Risk Management Framework 
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Draft Risk Management Framework – Key Risk Matrix and Risks 
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Table A 

Management tier Role 

Management Committee • To lead the strategic direction of the organisation and ensure the
effective development, implementation and review of the risk
management strategy

• To agree the risk management policy and strategy

Director • To ensure that the Association manages risk effectively

• To develop, review and implement the risk management strategy
and share experience of risk and risk management issues to the
staff and Committee

All staff and financial consultant • To assist the Director by ensuring risk is managed effectively.

• To assist the Director in the review and implementation of the risk
management policy and strategy and share experience of risk and
risk management issues to the staff and Committee

• To ensure that risk is managed effectively in each service area
within the agreed strategy

• To provide support on the strategy development and implementation
and to share experience of risk and risk management issues

• To ensure that risk is managed effectively in each service area
within the agreed strategy

• To provide support on the strategy development and implementation
and to share experience of risk and risk management issues




