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Section 1

Introduction

This is the Housing Revenue Account (HRA) Business Plan for 2021/22. It explains
how we as a Council will use our resources to provide an efficient housing service
that will improve the quality of life, health and well-being of tenants living within the
County Borough.
This Business Plan demonstrates that there
is sufficient finance in terms of revenue and
borrowing availability to deliver the Welsh Housing
Quality Standard (WHQS). Wrexham was to
achieve the WHQS by December 2020, however,
the Coronavirus pandemic has significantly
impacted on planned programmes of work. An
extension beyond the December 2020 deadline for
local authorities in Wales has been agreed where
required by the Minister for Housing and Local
Government. Wrexham is now aiming to achieve
the WHQS for its housing stock by December 2021.
For the last three years, substantial refurbishment
of vacant properties has been undertaken. Work
includes extensive plastering and external works
leading to a very high quality standard and finish
for tenants. As at November 2020, there have been
2,352 properties refurbished. This amounts to
21.3% of the overall housing stock.

The Business Plan:
• sets out the investment required to bring
Council homes up to the WHQS by
December 2021 along with future investment
and maintenance thereafter;
• explains what the Council has achieved over
the past 12 months and what are our key
priorities for 2021/22;
• gives a commitment to increase the housing
stock through a Buy Back and New Build
Programme; and
• helps us to review and amend financial
assumptions in the 30 year financial model.
The Council will continue to build on the success of
previous years and will ensure it remains on target
to deliver the capital investment programme for
2021/22 of £58.9 million.

The Business Plan shows Wrexham’s commitment
to achieving the WHQS and is supported by
a 30 year financial model which contains key
assumptions including future rent levels and
inflation levels.
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Section 2

Impact of Coronavirus Pandemic on Council Services
Since early March 2020 our lives and working
arrangements have changed. We experienced
unprecedented times with many challenges
for local authorities, organisations, hospitals,
businesses and individuals. Local authorities had
to change their priorities and working practices
quickly to follow government guidance.
On the 23 March 2020, the Council decided
to cease all non-essential services. All Council
buildings were closed to the public and only critical
services were provided. Wherever possible staff
were asked to work from home in order to keep
everyone safe and minimise the risks of the virus
spreading.
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The Council began fulfilling a local and regional
role, planning for and responding to the impact
on service provision, governance, staff welfare,
economy and the wider community. Work
commenced immediately on developing a number
of Covid-19 Risk Assessments and agreed control
measures to ensure the safety of staff that needed
to deliver critical services. An internal process was
agreed whereby Managers before a service could
be unlocked needed to prepare and submit a series
of documents to the Chief Officer for consideration
and approval by the Senior Leadership Team of the
Council.
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Capital investment work scheduled to take place
on improving the housing stock came to a stop for
a number of months following Welsh Government
guidance and industry standards whilst Risk
Assessments were undertaken and revised
practices formalised in order to allow Contractors
to return to site and commence work safely. Once
work re-commenced Housing and Economy
staff in this area of work are in the main working
from home and are travelling directly to and from
site. Risk Assessments have been fundamental
in ensuring the service operated in a safe way,
protecting not only staff but the local community.
The Council also took the decision to cease all
non-essential housing repairs work because of
the pandemic. This resulted in the suspension of
all work other than genuine emergency repairs.
Since 23 March to the end of November 2020,
7,717 emergency, urgent and routine repairs have
been completed. During this period part of the
responsive repairs service was unlocked and work
began on roofing repairs and urgent works.
On the 1 July, approval was granted for the
unlocking of the in-house Vacant Property service
and work began on site in a gradual phased
approach in order to manage risks to both staff and
the wider public. Officers were aware of possible
cross infection on sites which if not managed
correctly could result in many staff and operatives
having to self-isolate. Refurbishment of empty
properties were planned in such a way to allow
sufficient resources to be brought in to complete
work in properties with social distancing at the
forefront of what work was being undertaken. Since
unlocking empty properties on 13 July 2020, we
have fully refurbished 82 properties, strengthening
tenancies and reducing on-going repair liabilities.
As restrictions have eased, plans have been made
and implemented to unlock more areas of the
service.

The pandemic has obviously had an impact on
performance and work programmes this year.
Targets and budgets have been revised which will
affect the programmes planned for 2021/22.
During lockdown, staff were identified to help and
support critical services in order to help the most
vulnerable in our communities. Deployment of
some staff was also arranged in order to help in
other service areas such as working to maintain
the temporary triage centre at Wrexham Glyndŵr
University established to support the action to
remove rough sleepers from the streets and to
provide them with safe accommodation, collecting,
delivering school meal parcels, delivering meals to
the homeless in temporary accommodation and
being social distancing champions in the town
centre.
The Covid-19 pandemic and lockdown period
prompted immediate action by the Council to press
ahead and review its existing ways of working,
processes and practices in order to ensure
the continuation of critical services during the
unexpected emergency situation.
New ways of working have been tested and
accelerated throughout the pandemic across the
Council. Examples of innovative changes including
advancements in the use of digital technologies
have included changes to the way in which the
Council has operated and the way in which
democratic processes have been conducted with
the holding of virtual meetings of some Council
Committees.
There has also been increased use of digital
communication via applications such as Zoom,
Teams, WhatsApp and Skype for Business to
enable Elected Members, officers and Managers to
keep in touch. In addition a number of web forms
have been developed. These forms have enabled
service continuity and supported customers in
areas where there has been increased demand for
4
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help and support. Increased use of social media
has also been used to get information and
messages out quickly to tenants and customers
about services and assistance.
Engagement on Housing’s social media has
increased vastly, answering queries and
signposting tenants to other services and agencies
for assistance. Since lockdown, 495 posts
have been published on its social media, with
information which was relevant for tenants. As not
all our tenants (and probably a large proportion of
those aged over 70) had access to social media,
a newsletter was produced with information on
agencies that may be able to help and posted out
to all tenants aged over 70. As information was
changing so quickly during this time we asked that
if these tenants had family or friends with access to
social media that they follow our pages, as this was
the quickest way of communicating any service
changes.
Covid-19 has led the Council to rethink the way it
works, challenging assumptions of traditional ways
of working and bringing forward new approaches
to management and teamwork. Revised practices
have rapidly modernised the way we work whilst
sustaining and delivering many of our services. An
increased number of the workforce have now been
able to work remotely which has enabled them to
continue to fulfil their roles over the period of the
pandemic.
The Repairs service is now using remote video
assist which is a new system developed by the
supplier of Cloud Dialogues which is used on
refurbishment works. The system allows the
Council to send a tenant a text message, which
they click on, which then automatically opens the
camera function on their smart phone. The call
handler or Technical Officer can then see what the
tenant is showing them on their computer screen.
This allows staff to either advise the tenant on how
to repair minor defects themselves, accurately
5

prioritise repairs or to compile accurate material
lists so that the repair can be completed on the first
visit. It also reduces the number of times staff are
sent into occupied properties, protecting everyone
as far as possible with regard to Covid-19.
Whilst some positive progress has been made in
such a short space of time, new ways of working
must continue to be embraced and embedded
in order to ensure a modern and resilient Council
which can deliver effective public services for the
future. Effective use of new technologies is central
to Modern Ways of Working. With the correct
technology and skills, our customers can access
more of our services effectively, engage with us
better and our local communities can be better
supported.
As we unlock our services, re-integrate some
services and plan our workforce recovery the
Council is committed not to simply return to our
former ways of working but to ensure our recovery
plans utilise the modern and flexible ways of
working which have been practiced effectively
during this time.
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Section 3

Council Plan Priorities and Objectives
Housing Services Key Priorities 2021/22
Housing and Economy has a number of priorities
which contribute to the Council’s Plan 2020-23.
The priorities which are specific for this Business
Plan include:
• delivery of the capital investment programme
in order to achieve the WHQS by the revised
date of December 2021;
• increasing the Council’s housing stock through
the Build and Buy Programme, which includes
new build housing for our tenants;
• remodelling and refurbishment of sheltered
housing stock;
• reducing homelessness and end the need for
anyone to sleep rough;
• revisiting and revise service delivery models
to support those who are homeless and in
particular rough sleeping;
• sustaining tenancies;
• void management including major
refurbishment of empty properties;
• repairing and maintaining housing stock
following achievement of the WHQS; and
• continual service improvement.
The Council Plan was first approved in 2017 and
sets out 14 objectives across the four themes of
Economy, People, Place and Organisation. The Plan
is reviewed annually and in late 2018 Members
challenged that the Plan had become too broad for
the Council’s reducing budget and resources.
In response, a clearer vision for each of our wellbeing themes was defined and a smaller, more
focused set of in-year priorities, in line with our
well-being objectives were agreed with clear
activities that were the main focus of our work.

These six priorities are:
• Developing the Economy;
• Ensuring everyone is safe;
• Ensuring a modern and resilient Council;
• Improving the environment;
• Improving secondary education;
• Promoting good health and well-being (with
focus on improving Children’s Services).
Throughout this year the Council Plan has been
reviewed in response to the pandemic to ensure
that it takes account of the planning for recovery
currently underway at local, regional and national
levels.
Six Priority Boards are responsible for overall
delivery of the priorities and for reporting progress
against agreed milestones, measures and targets
within the Plan. These boards include Chief
Officers and Lead Members in their membership.
The six Council Priority Boards check our progress
quarterly and report on progress twice a year to
the Council’s Executive Board.
Housing and Economy Services delivers a number
of the corporate priorities of the Council Plan and
the following are the focus for 2020 – 2023 within
the Ensuring everyone is safe priority:
Investing in housing standards and services
• Increasing our housing stock with our newbuild schemes in Plas Madoc and Nant Silyn
and acquisition of suitable properties;
• Improving the standard of our housing
stock by completing the Welsh Housing
Quality Standard, implementing the Local
Lettable Standard and defining the council’s
specification for zero/low carbon housing
types for retro-fit and future schemes;
• Improving the efficiency and responsiveness
of our Housing Offices, ensuring that we make
6
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• best use of technology and modern ways of
working; and
• Developing the supply and quality of our
sheltered housing, and progressing with
investment through our Sheltered Housing
Refurbishment Programme.

Reducing homelessness
• Delivering our Homelessness and Rough
Sleeper Strategies to support people who
have lost their accommodation and who
are not currently engaging with support
services as part of wider actions to reduce the
prevalence of homelessness, including the
implementation of the recommendations of
the Homelessness Action Group Report;
• Supporting the sustainability of tenancies and
reducing the risk of eviction by launching a
new Financial Inclusion Service, developing
‘pre-tenancy support, and expanding the Local
Lettings Agency to increase housing options
for those at risk of homelessness; and
• Implementing the new Housing Support Grant
which combines grants previously provided
under Supporting People, Homelessness
Prevention and Rent Smart Wales.

To support the Council in its decision making,
the five ways of working set out in the WellBeing of Future Generations (Wales) Act have
been adopted. Wrexham have also identified two
additional ones, Welsh language and prioritising
the vulnerable.
These planning principles reflect the sustainable
development principles defined within the WellBeing of Future Generations (Wales) Act but also
the Social Services and Well-Being (Wales) Act
2014 and the Environment (Wales) Act 2016.
These seven principles run throughout this
Business Plan:

• Collaboration

• Integration

• Vulnerable

• Involvement

Wales’ Well-being Goals
The Well-being of Future Generations Act (Wales)
2015 seeks to improve the social, economic,
environmental and cultural well-being of Wales by
requiring public bodies to work together to create
a sustainable Wales. It is intended to help create
a Wales that we all want to live in, now and in the
future. It sets out seven interdependent Well-being
Goals for Wales which all public bodies must work
towards.

7

• Prevention

• Cymraeg – Welsh

• Long term
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Section 4

Managing and Maintaining the Housing Stock
Wrexham County Borough Council is one of the
largest stock-retaining local authorities in Wales.
Housing and Economy Services aims to improve
the quality of life, health and well-being of tenants
living in the County Borough.
It does this by providing 11,044 rented homes to
tenants and their families which are well managed,
decent, warm homes with modern facilities to
create sustainable tenancies. The service works
closely with Registered Social Landlords (RSL’s),
the private rented sector, Developers and the Local
Lettings Agency in the provision of housing within
the County Borough.
Its housing service is managed through 6
decentralised Housing Offices which form part
of Housing and Economy Services. It provides
a range of services including income collection,
administering the housing register, allocations,
housing management, housing enforcement,
responsive repairs, capital improvements, tenant
participation, housing support, supported housing
and homelessness prevention.
As of 7 December 2020, the Council’s housing
stock consisted of:

TYPE OF PROPERTY
Bedsits
Bungalows
Flats
Houses
Sheltered
TOTAL HOUSING STOCK

NUMBERS
33
1052
2448
6852
659
11,044

Within the HRA portfolio there are also 2,071
garages and 39 shops which are located on
housing estates across the County Borough.

Housing Tenancies
During 2020, the Housing Tenancies teams
continued to provide its service throughout
lockdown. Housing Offices were closed to the
public however staff carried out telephone welfare
checks from home to all tenants. As at December
2020 25,000 welfare calls had been made. All
tenants were contacted at least once and the
Council has continued on to a second round of
welfare calls. Those tenants who were unable to
be contacted by telephone received a letter asking
them to make contact and staff continue to contact
all identified vulnerable tenants.
Support which has been offered includes financial
advice and assistance, assistance with submitting
Universal Credit claims and Discretionary
Housing Payments (DHPs), arranging affordable
rent payment plans with tenants who were
furloughed, referrals to the Association of
Voluntary Organisations in Wrexham (AVOW) for
food parcels, prescription delivery and shopping.
Officers also promoted services which may be
beneficial for isolating tenants and making referrals
to agencies such as Age Cymru for befriending
service, referrals for domestic violence, mental
health, anti-social behaviour advice and support.
Officers also advised on the free school meals
provision and raised awareness of scams to help
keep vulnerable tenants safe. For some tenants
the calls were the first opportunity to talk with
someone as they were feeling isolated and these
calls have been very well received and appreciated
by all tenants.
Estate Caretakers continued to carry out essential
communal area checks and removed fly tipping,
keeping the estates safe and clean.
The sheltered housing service continued to provide
a full service for older people and those who are
vulnerable, with Wardens offering an enhanced
service, which included shopping for items,
picking up prescriptions etc. Wardens ensured
8
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that the communal areas were cleaned regularly
to ensure the safety of all tenants within the units.
Welfare checks were carried out via intercom or
telephone and any additional needs identified.
Housing staff have now recommenced some of
their duties which had been suspended during the
first lockdown, such as rent arrears recovery and
signing up new tenants.
The Housing Tenancies service has undergone a
restructure which has seen the development of
a new Allocations team, which will shortly take
responsibility for allocating all council properties
across the County Borough. The responsibility for
managing the tenancy will however remain with
the local Housing Office.
Neighbourhood and Tenancies Officers and
Assistants will be more visible on the estates,
building closer relationships with tenants. Focus
will be centred on sustainability and improving
environments, assisting tenants to integrate and
be part of the wider community. Officers will also
assist in ensuring that the improved standard of the
newly refurbished empty properties is maintained
by new tenants and there is ongoing support for
those which may be vulnerable and need greater
tenancy support.
The restructure also saw the creation of new posts
for each Housing Office of a Financial Inclusion
Officer. Their primary role is to maximise the
income of tenants, thereby assisting them in paying
their rent, any arrears and assist in improving
sustainability of tenancies. Over the next 12 months
it is hoped that we will see a greater number of
tenancies sustained, rent arrears stabilise and
where possible improve. Initial feedback to these
Financial Inclusion Officer roles and the support
they provide has been positive.

Council Housing Register
During 2019/20 a total of 836 Council allocations
were undertaken which is an increase in the
number of allocations in 2018/19 which was 736.

ALLOCATIONS
Waiting List
Transfer
Homeless
TOTAL

2018/19
385 (52%)
212 (29%)
139 (19%)
736

As at 11 December 2020 there were 2,713
applicants registered on the Council’s housing
register. Appendix 1 shows performance
information for Housing Services for 2020/21.
The Council works closely with the following
Registered Social landlords (RSL’s) and has entered
into a nomination agreement. The agreement
relates to certain properties let by RSL’s in the
borough and the Council is offered certain
nominations rights to nominate suitable applicants
who are registered on the Council’s housing
register to them for consideration:
Abbeyfield (Wrexham) Society
Clwyd Alyn Housing Association
Grŵp Cynefin
Habinteg Housing Association
North Wales Housing Association
Wales & West Housing Association
Adra
First Choice Housing Association
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2019/20
407 (49%)
257 (31%)
172 (20%)
836

Housing Revenue Account
Business Plan 2021/22

Until the point at which changes to the legislation
affecting the Housing Revenue Account (HRA)
Subsidy were implemented in 2015, the Council’s
primary means of supporting new affordable
housing was through partnership working with
RSL’s. By working together on agreed plots of land
and to access grants from Welsh Government,
a number of affordable housing developments
have been brought forward and will continue to
be brought forward. Whilst the developments
remain the asset of the RSL, the Council has taken
nomination rights over the resulting properties in
order to house people from its own waiting list.

Homelessness & Rough Sleeping
In December 2018 the Council’s Executive Board
approved Wrexham’s Homelessness Strategy
and Action Plan. The Council has adopted a
Rough Sleeper Strategy in association with its
Homelessness Strategy and a Regional North
Wales Homeless Strategy. All of which have the
common theme of ending homelessness in Wales
and in the County Borough. The overall vision of
Wrexham’s Homelessness Strategy is:
“To work in partnership to prevent and reduce
homelessness and end the need for anyone to
sleep rough.”
Prior to Covid-19, ending the need to sleep rough
was a national and local priority. There is a need
for a range of joined up outreach, drop-in and
accommodation based support services delivered
in partnership with others including housing,
healthcare, employment and support service
providers. These services need to be personcentred, widely available, easily accessible and
targeted to meet the needs of rough sleepers and
provide a personalised alternative to sleeping
rough.

During the 2 week national rough sleeper count
in October 2019, 405 people were sleeping rough
across Wales. A 17% increase compared to
2018. On the night of the rough sleeper count in
Wrexham which took place between 10 pm on
Thursday 7 and 5 am on Friday 8 November 2019,
21 people in Wrexham were observed sleeping
rough. This was a reduction in number of people
sleeping rough compared to the previous year
which was 24.
As part of its response to the Covid-19 pandemic
and subsequent public health emergency declared
on the 24 March 2020, Welsh Government
issued guidance to Welsh Housing Authorities
“Coronavirus (Covid-19): local authority support
for rough sleepers in Wales” determining what
would be acceptable as suitable accommodation.
To help prevent the spread of coronavirus Welsh
Government directed all local authorities in Wales
to help all rough sleepers off the streets and to
rehouse them in suitable accommodation. It
was made clear that it is no longer acceptable
to offer ‘floor space’ or ‘pods’ as temporary
accommodation.
Rehousing rough sleepers at the start of the
pandemic presented a number of challenges as
the Council needed to find a large number of
units of suitable self-contained accommodation
quickly. Initial enquiries were made to procure
accommodation from suitable sources, which
would normally assist, with emergency temporary
accommodation. It was found that these
sources were being utilised by other agencies
for key workers who needed to isolate to keep
vital services such as the NHS running and to
protect their families from the potential spread
of Covid-19. Alternative hotels/guest houses and
bed and breakfast that might provide suitable
accommodation had mainly closed in line with
Covid-19 regulations or would not take our
particular client group.

10
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The Council had no alternative but to look for
accommodation out of county. It was found that
although alternatives could be identified, it was the
case that only part of the facility could be utilised
because the host local authority were also using
the facility for emergency accommodation.
A policy of early prison release for offenders was
enacted by the Ministry of Justice to try to prevent
the spread of Covid-19 through prisons. This led
to approved premises quickly becoming full and
caused extra pressure on the Council to rehouse
those who as a result, had no accommodation. This
added to the rehousing pressure.
As a result, the Council needed to source
temporary accommodation which met the
requirements of public health guidance for those
who were homeless and those who were homeless
and rough sleeping. With funding from Welsh
Government, the Council was able to secure
temporary accommodation on a short lease at
Wrexham Glyndŵr University campus offering
everyone who was rough sleeping, temporary
accommodation for the duration of the emergency
lockdown
A maximum of 30 were accommodated at
Wrexham Glyndŵr University at any one time, in
addition, there was provision in accommodation
out of county, in bed and breakfast, in Council
temporary accommodation and in the Local
Lettings Agency properties.
During the pandemic, there was an increase of
173% in the use of temporary accommodation.
On the 23 March 2020, 100 households were in
temporary accommodation compared to 273
households on the 26 June 2020.
Throughout the initial period of the pandemic when
rough sleepers were housed at Wrexham Glyndŵr
University, the Council worked in close partnership
with other agencies to ensure that individuals had
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the necessary support to remain there and were
able to have their health and well-being needs met.
This initiative proved to be successful in enabling
the Council to provide focussed and intensive
support to those previously homeless and in many
cases helping them to find alternative pathways to
improve their health, employment and housing.
Officers continue to work with these individuals
in securing more long term accommodation with
the required support to avoid them returning to
the streets or facing the prospect of renewed
homelessness.
The particular domestic situation caused by
Covid-19 has also led to an increase in relationship
breakdown and stopped any preventative action
which would previously have been undertaken. In
situations where people were shielding, individuals
were made homeless because of concerns over
family members breaching regulations and having
close contact with others. In addition, some families
split because key workers became concerned of
the potential for spreading Covid-19 amongst family
or contracting Covid-19 from them and therefore
would no longer be able to work; this resulted in
cases having to leave the household.
In addition, the requirements for priority need
within the Housing (Wales) Act 2014 have been
removed, thus local authorities have a statutory
duty to provide accommodation for a greater
number of people who present as homeless.
As lockdown measures eased, further guidance
was issued in May from Welsh Government setting
out expectations that no-one who had been
accommodated safely in response to Covid-19
should have to return to rough sleeping or face the
prospect of renewed homelessness. In June 2020, a
second phase of capital and revenue grant funding
became available from Welsh Government which
local authorities were invited to bid for.
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The Council was successful in securing a portion
of capital funding and is working in partnership
with Clwyd Alyn to replace the night shelter facility
at Tŷ Nos which is no longer suitable, with a fit
for purpose triage hub, including self-contained
accommodation, office facilities including space for
support services which will facilitate the rehousing
of homeless individuals and enable them to receive
appropriate support to sustain a tenancy and
move into secure accommodation. Multi-agency
representation and support will be adopted to
ensure that the support required will be provided
including support for those with complex needs.
This model will ensure people are supported on
a short-term basis while a decision is made on
the accommodation most appropriate for them,
with support to assist them to move towards
permanent accommodation. This will utilise a
multi-agency approach to provide intensive
wrap around support, tailored to the individual.
This accommodation will support people who
may be owed a homeless duty by the Council,
but who may not be ready to sustain a tenancy
independently, whilst extending the portfolio of the
Local Lettings Agency to assist people in to more
permanent accommodation.
In addition to the capital funding, revenue
funding was also available and the Council bid
for this money to ensure that it was possible to
continue providing the support that is required
to successfully get people into a tenancy and
maintain it. However, the initial funding of £200,000
is a one off revenue payment and this level of
funding will need to be budgeted for in future
financial years to sustain the level of support to
ensure that this model of provision continues to be
successful. The Welsh Government has made an
additional hardship fund available to enable local
authorities to fund the process. The Council will
continue to bid for future funding that becomes
available, to continue to alleviate homelessness in
the County Borough.

In going forward the Council will request that
providers change their provision to suit the
requirements of individuals. Support will be
required to be bespoke to the person and intensive
to break the potential for homelessness to become
a cycle and reoccur. Repeat homelessness is
very costly and resource intensive and we cannot
continue to fund support services and resources
which will pay for this.
The Covid-19 pandemic has forced us and our
partner agencies to revisit and revise our service
delivery models to those who are homeless and
in particular rough sleeping. As a result and with
the support of the Welsh Government we will be
moving away from providing street based services
to rough sleepers. Our model, moving forward
will be based on the Phase 2 guidelines issued
by the Welsh Government. We will redesign and
promote those agencies who take their services
to the individual. Wrap around support will be
provided in the home whether that be temporary
accommodation or permanent.
In the County Borough we have seen an increase
in the number of people presenting as homeless
and from the 23 March at the start of lockdown
to the 31 December 2020 there have been 754
homeless presentations in Wrexham. The 754
homeless presentations included 133 people
released from prison. Advice and assistance has
also been provided to an additional 64 households.
The effect of Covid-19 has been and will continue
to be a contributory factor to an increase in
homelessness. Wrexham will see a significant
increase in those presenting with increasing rates
of unemployment and further tensions appear
within families which may result in the breakdown
of further relationships and families. The legislation
suspending evictions from social housing is due
to end in March 2021 and this too could result in
more homeless presentations as households may
be evicted from privately rented accommodation
12
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who are no longer able to afford to pay rent.
These effects will have serious consequences for
the health and well-being of some of the most
vulnerable residents of Wrexham.
As a Council we need to continue to prioritise
and take measures to eradicate homelessness or
mitigate the effects as much as possible. There is
a need to provide a range of suitable models of
accommodation and support to assist individuals
and it is intended to increase this through various
means which are at the disposal of the Council.
This includes building and acquiring property and
increasing the availability of affordable private
rented accommodation through utilising the
Local Lettings Agency. Support will be required
to be bespoke to the person and intensive where
required.
It is recognised that there is a need to end the
cycle of repeat homelessness for some and part
of achieving this will be to ensure that homeless
persons are rehoused permanently, once ready
to maintain a permanent tenancy with the
appropriate support to assist them in managing
and maintaining their tenancy.

Repairs and Maintenance
Following achievement of the WHQS, the repair
and maintenance thereafter of the Council’s
housing stock is essential.
The Housing Repairs team is responsible for
maintaining and carrying out repair work on the
Council’s 11,044 housing stock. Within Housing
Repairs there are a number of teams who are
responsible for responsive repairs, voids, vacant
house refurbishment, planned maintenance and
customer and support services.

13

Repairs Performance
Responsive repair performance remains positive,
with Priority 1, 2 and 3 jobs all within target:

REPAIRS
Emergency
Repairs
Urgent
Repairs
Non Urgent
Repairs

TARGET

PERFORMANCE
(QUARTER 3)
2020/21

1 day

0.04 days

7 days

3.69 days

28 days

18.59 days

Programmed 4 months
Works

29.67 days

During 2019/20, the Housing and Repair Service
Centre received 68,319 calls and there were
38,208 outbound calls made. The average speed to
answer calls was 32 seconds and 3% of calls were
abandoned. A total of 72% of calls were answered
within 30 seconds.
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The Housing Service Centre has been fully
operational since 23 March and up to the end of
November 2020 has handled 35,243 incoming
calls, made 2,395 outbound calls and dealt with
10,039 e-mails relating to repairs.
The Planned Maintenance Team currently manage
three external Contractors. They carry out
approximately 1,400 jobs per year, ensuring all
works are carried out to specification as well as
quality and monitoring health and safety on site.
The in-house team is also preparing to set up a
Planned Maintenance Team of DLO operatives to
reduce the time tenants wait for larger repairs, such
as large internal plastering which the work can be
very disruptive and requires a lot of planning and
liaison with tenants. The team also manages the
extensive and disruptive Water Main Replacement
programme which began in 2017/18.

Lettable Standard – Major
Refurbishment Programme
Since January 2018, vacant properties are
administered through the creation of a
Commissioning Team which has been developed
to oversee the refurbishment programme of works
and monitor quality.
The Service has approached all vacant properties
with a view to a ‘do it once, do it right’ approach.
Some of the vacant properties have been classified
as major refurbishment therefore they are not a
quick turnaround. The main emphasis has been
on extensive plastering, which then leads to other
works such as alterations to electrics, plumbing,
heating and joinery works. There is a high
emphasis on delivering a high quality product for
tenants, where properties are being completed to a
new build standard and finish.

The Planned Maintenance team is currently
replacing water mains in defined areas across the
County Borough in an attempt to stay ahead of the
External Works programme to minimise disruption
to tenants. It is anticipated that approximately
216,074 meters of underground water pipework
will have been replaced in over 11,000 properties
by March 2021, which will be virtually all of the
housing stock.
Although this work is not required to meet the
WHQS, this one off programme, will result in a
huge reduction in reactive underground bursts,
greatly improved water pressure and water quality.
It will also result in the removal of all lead water
pipes feeding Council properties and has been
recognised by the Utility company, Hafren Dyfrdwy
as such a forward thinking initiative, that they
are following the programme and replacing all
their connections, which have been used on the
programme, to ensure all lead pipework is replaced
on their side of the mains pipework as well.
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The Covid-19 pandemic has significantly impacted
on the refurbishment programme and performance
this year, with a 3 month time period where very
little or no works were carried out on site to empty
properties. This was due to a combination of
government restrictions and the inability to source
materials from suppliers.
When external contractors and the in-house DLO
were allowed to return to site, new ways of working
had to be introduced to comply with relevant
legislation and guidelines. All Contractors and
DLO are currently working to the latest version
of the Site Operating Procedures (SOP). These
are designed to ensure a safe method of working
during the Covid-19 pandemic. It has to be a slow
and managed approach to ensure social distancing
is maintained, rather than having large numbers of
operatives on site.
External contractor capacity does also remain a
challenge, and it was planned to procure more
external contractors in early 2020. However, this
was delayed and the process started in June 2020.
The evaluation stage has just been finalised with
a view to having more contractors and options
for delivery in early 2021. This will enable more
contractors and options for delivery of the major
refurbishment of empty properties.
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Despite some properties taking longer than
anticipated, the feedback from new tenants has
been extremely positive. The improved standards
continue to improve the estate environment for
tenants and residents. The outcome of the Lettable
Standard will continue to be measured and it is
expected to deliver a:
• reduction in the long term of responsive
repairs and improved job satisfaction amongst
staff as properties are fully refurbished as
opposed to undertaking patch repairs;
• improved tenant satisfaction with the quality
of the accommodation; and
• sustainable tenancies due to greater
satisfaction with the condition of their home.
As well as the creation of the Commissioning
Team there remains a commitment to invest in
the in-house workforce with a long term view
to reduce the reliance on external contractors
to try and ensure more of the money invested
in the housing stock remains within the County
Borough. Traditionally the in-house Repairs team
has undertaken smaller scale refurbishment and
the more extensive refurbishment properties have
been carried out by external Contractors.
Additional operatives have been recruited, and the
in-house workforce is now delivering a mixture of
small and large scale major refurbished properties.
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Section 5

Achievement of Welsh Housing Quality Standard (WHQS)
The Council will still achieve the WHQS by the
revised deadline date of December 2021.

Progress on Delivery of Capital
Investment Programme 2020/21

The Welsh Government first published the WHQS
in 2002 which expects all landlords in Wales to
adopt the standard and meet it by 2020, which has
now been revised to December 2021.

Initially, the budget for the 2020/21 programme was
£45.9 million delivering works both internally and
externally to properties. The 2020/21 programme
has been significantly impacted by Covid-19. The
programme stopped at the end of March and
recommenced at the end of June 2020. Whilst this
year has been extremely challenging for everyone
involved with the delivery of the investment
programme, the programme has continued,
however, targets and completions have been
reduced as well as the original budget figure of
£45.9 million.

The WHQS has been developed to provide a
benchmark for the physical standard and condition
of all existing social housing in Wales. The WHQS
standard gives tenants the opportunity to live in
good quality homes that are:
• in a good state of repair;
• safe and secure;
• adequately heated, fuel efficient and well
insulated:
• contain up to date kitchens and bathrooms;
• well managed;
• located in attractive and safe environments;
and
• as far as possible suit the specific
requirements of the household e.g. specific
disabilities.
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Works have continued slowly, but safely, on all
the major remaining elements of the investment
programme with the aim that all targets will be
completed before the revised deadline date of 31
December 2021.
Planned internal works for this year have reduced,
with the electrical rewires and central heating
installations being reduced, however, the target
for the end of March 2021 is 170 rewires and 150
completed central heating installations.
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A small number of flats will receive a new
communal entrance door and these will be
completed by February 2021.
The re-roofing programme for 2019/20 over
achieved by 47% with the total number of
completed roofs being 1,575. This has had a
positive impact on the programme for 2020/21,
being able to set a reduced target. However, with
the impact of Covid-19 this target has now had
to be revised and reduced. The plan, despite the
impact is to still complete 600 properties.

The external works programme continues to
progress despite the first quarter of the 2020/21
programme being written off. Excellent work is
being carried out externally with 425 properties
being completed to the Wrexham Standard.
The external works programme has been and
continues to be a challenge as we have created
a ‘Wrexham Standard.’ Every property is being
assessed and work is continuing but there is a
vast difference between requirements in some
properties in terms of the scope of works.

During delivery of the investment programme, the
Council has decided to undertake enhanced work
to properties when they become empty. Properties
are being surveyed, and where required, extensive
works are being undertaken, and properties are
being fully renovated. On completion of an empty
property, the properties are being compared to a
‘new build’ standard.
Appendix 2 shows the position of the Council’s
housing stock in achieving the WHQS as at March
2020.
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External Wall Insulation (EWI)

Sheltered Housing Refurbishment

The programme to provide EWI to the nontraditional properties has now been completed,
making these homes more energy efficient,
cheaper to heat and increase the overall lifespan of
the property by protecting the structure.

Wrexham has 650 units of sheltered
accommodation contained within 22 sheltered
housing schemes located across the County
Borough. The majority of the stock was built in
the 1960’s and 70’s and contains a mix of bedsit
accommodation and small flats. Following a stock
options appraisal on the sheltered housing stock,
the Council has made a commitment to carry out
the remodelling and refurbishment of our sheltered
schemes across the County Borough. The long
term programme on investing in our sheltered
housing schemes will help older people remain
independent in their own homes for longer.

The EWI programme has been extended to
include difficult to heat traditionally constructed
properties with solid wall construction or with
minimal cavities. 100 of the traditional constructed
properties have been included for EWI for 2020/21.
The work has significantly improved the outer
appearance of houses with attractive designs
of render and brick slips covering the insulation.
The brick slips give the properties a traditional
appearance in keeping with the surrounding areas
which results in a huge physical transformation
to many streets as well as reducing fuel costs for
individual tenants and help improve their wellbeing.
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During 2020/21, work has progressed on the
design stages for the first 2 sheltered housing
schemes which are to be remodelled and
refurbished. The schemes at Llys y Mynydd,
Rhos and Tir y Capel, Llay have been designed
to provide a ‘Home for Life’, where generations
and communities can come together to support
families to live well.

Housing Revenue Account
Business Plan 2021/22

The space standards of the apartments will be
improved by, making 3 smaller apartments into 2,
adding standing seam bays to make apartments
larger and reconfiguring the internal layout of
existing flats to ensure they are accessible. The
internal communal spaces have been designed to
fully support all people’s needs, irrespective of age”.

The design meets with:
• Lifetime Homes
• Dementia Design Principles
• Happi Principles
• DDA
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To improve the energy efficiency of the schemes,
the building fabric will be upgraded with
increased insulation and air source heat pumps
will be installed. Photovoltaics will be installed
and connected to the communal areas to help
reduce the costs of service charges for tenants for
electricity and heating. To ensure the buildings are
future-proofed the design will provide high speed
wi-fi and electric vehicle charging points.
As well as the refurbishment at Tir y Capel, Llay
there are plans to develop 4 new sheltered housing
apartments for independent living. The apartments
will form part of the scheme, and the communal
areas within the existing scheme will be available
for the tenants in the new build apartments. Direct
access to the communal areas has been provided
via external steps and a ramp. Works are scheduled
to start in January 2021 which will be completed by
March 2022.
The Council made the decision to temporarily
move the tenants out of their properties whilst the
works are carried out. The decant process has
been carried out during the summer and autumn
2020.Regular meetings were taking place with
tenants at the schemes, and visits have been
carried out to other schemes, but due to Covid-19,
these activities have temporarily been suspended
but will re-commence when restrictions are lifted.
The Council however, still carried out engaging
with tenants via phone calls, letters and newsletter.
These 2 schemes are the start of a long term
programme of investing in the sheltered housing
stock, which will help older people remain
independent in their own homes for longer. The
next schemes to be completed will be agreed by
the end of the year and tenants will be informed
and involved again in the refurbishment process.

Capital Investment Programme 2021/22
The Capital Investment Programme is funded from
Welsh Government’s Major Repairs Allowance
(MRA), HRA Revenue Contributions, Capital
Receipts from the sale of assets and Prudential
Borrowing. When combined they will fund the
investment programme to 2021 and beyond.
The priority for the financial year 2021/22 is
to complete all of the properties to WHQS by
December 2021 and this will include revisiting a
small number of properties which are acceptable
fails. After December 2021 the Council will continue
with the maintenance phase of the standard and
commence a new programme of replacement
windows and doors.
For 2021/22 an investment programme of £58.9
million is proposed and a further £184.1m for the
following 4 years 2022 to 2026. The investment
programme for the next 5 years is outlined in
Appendix 3.
Future estimates of work have been revised
following the knowledge and experience gained
since the commencement of investment.
The programme to December 2021 will see:
• continuation of a small number of kitchen and
bathroom replacements where there has been
a previous refusal;
• re-roofing will continue until the December
2021 deadline and then a programme of
ongoing maintenance commence;
• a new window and door programme to
commence in 2021;
• a programme of constructing on plot parking
provision to properties commence;
• traditionally constructed difficult to heat
properties will continue to receive EWI until
the December 2021 deadline and beyond;
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• full and partial rewires will continue until the
2021 deadline;
• continue with the replacement of central
heating systems until 2021 with numbers
reducing as the deadline approaches;
• continuation of major refurbishment of empty
properties;
• continuation with decanting of properties
where previous WHQS refusals have taken
place, these will also include a ‘whole house’
refurbishment approach;
• consideration and explore options for a
feasibility study of tenanted properties where
defective plaster may require works. This
will include looking at the best options in
terms of delivery, property types and cost
effectiveness;
• major investment in sheltered housing
accommodation; and
• a major external works and environmental
programme, over and above the requirements
of WHQS, which will continue beyond the
WHQS deadline of December 2021.
The programme for 2021/22 will allow for a
small number of kitchens and bathrooms to
be completed, this will be a mixture of empty
properties and tenanted properties. The tenants of
these properties have refused previously, however,
a final offer will be made to ensure that as many
properties as possible will have a new kitchen
or a new bathroom. It is likely that the number
of properties included in this element of the
programme will reduce as the year progresses.
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As part of the WHQS there is a requirement
to ensure all heating systems are reasonably
economical. The programme for 2021/22 will
continue to focus on replacing the older, inefficient
central heating systems by age of system. The
programme will include for another 200 properties
to receive a new and efficient system during the
year. This number has reduced from previous years
as the number of outstanding addresses to ensure
WHQS compliance has reduced dramatically.
The work on central heating systems will also
contribute to achieving the energy efficiency
and decarbonisation agenda. Where mains gas
is available, the majority of properties now have
a highly efficient central heating system due to
the significant expenditure on heating systems in
recent years.
We anticipate over 630 properties being either
rewired or partially rewired during the year.
Excellent work continues to progress across the
County Borough to re-roof properties identified as
in need of work, with works being concentrated
on houses and flats where stock condition surveys
have identified work needing urgent attention to
achieve the WHQS. In addition, some re-roofing
work will also commence early on the WHQS
maintenance phase. The budget for roofing and
associated components will decrease substantially
in 2021/22 and we will target 225 properties, which
will complete the WHQS re-roofing programme
and then commence the ongoing maintenance
phase.
Re-roofing of some properties receiving EWI works
is carried out in conjunction with the EWI work as
cost savings are made by utilising the scaffolding
and site set up for both types of work.
£0.85 million has been allocated for the ongoing
programme of adaptation work which benefits
tenants who are in need of adaptations to their
home to enable them to remain in their own home
23

for as long as possible and promote independence.
Whilst the majority of adaptations remain small
scale such as ramps, handrails, etc., there is an
increasing number of larger adaptations such as
level access shower facilities and extensions being
requested.
The Council will be starting with a new
replacement window and door programme in 2021,
which will see £4.6 million invested in this area of
the programme.
Previously, the budget for external doors has
financed the replacement of front fire doors and
frames which is in the main, work undertaken
to flats. There will be a commitment to continue
to install new fire doors where appropriate. This
programme will now continue, all products used
will achieve and pass the new bi-directional testing
regime as requested by central government.

Prioritisation of Capital Investment
The investment programme and property lists for
work to be carried out are primarily identified via
the use of an Asset Management IT System. The
Council utilises an asset management database,
currently Keystone Version 7.4 to record data on
its housing stock. All properties in the database
have been populated with the information required
to generate WHQS programmes of work and
produce forecasting reports required for the 30
year Business Plan as well as the requirements to
December 2021.
The data has been sourced via stock condition
surveys carried out and updated with future
replacement dates once completion of the various
work elements has occurred. The surveying
of properties has reduced significantly due to
Covid-19, therefore the Asset Management
Software System is being updated following
completed works rather than surveys being carried
out.
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The Keystone system was implemented in 2010
and has provided a much better knowledge of
the housing stock and allows more effective asset
management. The system currently provides:

ELEMENT

LIFE CYCLE
(YEARS)

Kitchen

20

Bathroom

30

Extract Fan

15

• asbestos register;

Electric Shower

15

• energy efficiency monitoring;

Boiler

15

• servicing information and programming for
gas and fire risk assessments;

Central Heating System

25

• scenario modelling allowing changes in costs
and life cycles to be modelled without altering
the base data;

Electrical Installation

35

Roofing

70

Slate

50

• sustainability modelling; and

Concrete Tiles

50

• links to the Council’s mapping system
allowing the various programmes to be shown
geographically.

Repointing

40

Chimney Stacks

40

uPVC Windows

30

uPVC Doors
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• investment planning detailing addresses and
costs;

In building up programmes of work and the
forecast costs associated with these, the Keystone
system uses the life cycles for each element
advised in the ‘Stock Condition Surveys– Guidance’.
The cost for each element is based on actual costs
incurred; these costs are monitored and updated
annually. The table details the notional life cycles
for each element used in the Asset Database for
future replacement times and associated costs.
These have been included in our 30 year plan.
These anticipated life cycles are established on
the basis of guidance contained within the Welsh
Government’s ‘Stock Condition Surveys- Guidance’
document and the BCIS ‘BMI Life Expectancy of
Building Components.’

Keystone is crucial in the planning and monitoring
of the WHQS programme and the updating of
information ensures that forecasts and remaining
works are accurate. The system is updated monthly
with the various completed works elements.
The methods of updating are generally via
spreadsheets (Keystone Generic Interface, KGI)
which allow a number of addresses and elements
to be updated electronically. The Council has been
in contact with other users of Keystone in Wales
and representatives have attended user group
meetings specifically for Welsh users.
The Service is also investing in a new housing IT
system which will incorporate an integrated asset
management solution. This new system will not be
implemented until completion of the WHQS.
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Acceptable Fails

Verification of WHQS

Acceptable fails are logged on the Keystone Asset
Management System and can be for one of the
following four reasons:-

As a department, we have commissioned the
Council’s Internal Audit Service to undertake
an independent assessment of our ability and
progress to date with achieving WHQS by
the revised deadline of 2021. The aim of this
independent assessment is to provide further
assurance of the positive progress in achieving
WHQS by December 2021.

• cost of remedy;
• timing of remedy;
• resident’s choice; and
• physical constraint.
Acceptable fails are noted under one of the above
heading reasons. To date the majority of acceptable
fails have been due to ‘Resident’s Choice’ and this
has reduced again since last year. Tremendous
work has been carried out with kitchen refusals
now being 9% and 10% for a bathroom. A small
ongo ing programme for targeting more of these
addresses is ongoing.
The plan is to continue targeting previous refusals
on the kitchen and bathroom programmes until
December 2021. Additionally some of these
elements will get replaced should the relevant
property become empty. Failing that, work will
continue in the maintenance phase beyond the
WHQS deadline of December 2021.
A small number of residents also choose not
to have a new central heating system or an
electrical rewire due to the disruption. However,
the properties must be safe for the refusal to
be accepted. There has been an increase in the
number of tenant refusals for an electrical rewire
during 2020 due to Covid -19. To date, there has
been a small number recorded acceptable fails due
to physical constraint.

In addition to the Council’s own verification, the
Council carried out another verification exercise
with Flintshire County Council in February 2020.
This provides further independent verification for
compliance with the WHQS.

Environmental Standard
The external environment areas of the housing
stock are within elements of Part 6 and 7 of the
WHQS. To ensure we achieve these elements a
budget was introduced to the Capital Investment
Programme in 2015/16 which funds a rolling
programme of external works within the curtilages
of the housing stock.
This budget and approach has been reviewed due
to challenges faced during the initial phases of the
programme. For 2021/22 a budget of £9.5 million
has been allocated.
The budget for works to gardens and external
storage up to and including the boundary of the
property will fund a rolling programme of:
• fence / wall repairs / replacement;
• path repair / replacements within the curtilage;
and
• communal area repair/refurbishment and
storage provision if appropriate.
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A detailed specification and a new ‘Wrexham
Standard’ has been produced, which has been
updated and is regularly being reviewed. The
scoping document, which is part of the Council’s
Compliance Policy sets out what external works
will be undertaken in order to allow a standardised
approach to be adopted in achieving the WHQS
Environmental Standard, as well as going over and
above the requirements of WHQS. This budget
area is challenging as properties differ in size and
the work that is required following an assessment
can differ dramatically.

In addition to the major external works programme,
there is also an Environmental Improvements
budget. This allows for positive efforts to be made
to improve the environment and appearance of
housing estates and has proved popular with
local communities. In consultation, Housing
Offices, tenants and Local Members identify
possible schemes within their area which can be
funded from this programme. The Environmental
Improvement budget will also be used to enhance
the works carried out by the External Works
Programme.

Prior to the works progressing, Surveyors visit
all properties and discuss what works are to be
carried out with individual tenants. Every property
is assessed as they are different. Some properties
will require minor works, however some will require
major works.

Work to improve the external environment
in communities also includes a number of
Environmental Action days which are held during
the course of the year within most estate areas.

The External Works Programme follows an
alphabetical community area approach and follows
on to those properties which have had internal
works. The Service has carried out a re-profile and
survey exercise in 2019 of the stock externally.
The properties had all of the key requirements
of WHQS (externally). In some cases there was
damage, mainly to the fencing. These properties
will be repaired where necessary until the
full external works and ‘Wrexham Standard’
programme is in that particular area or estate.

These events which are held in association with
other Council Services, tenant representatives,
Tenant & Resident Associations, Local Members,
voluntary groups, Police and Fire Services, promote
recycling and generally clean up local areas. Skips
are provided and assistance given to local tenants
and residents to remove bulky items of rubbish.
These events prove very popular and make an
instant impact on improving the overall appearance
of an area.
There are further budget headings that fund work
to Council garage site and HRA land and also
boundary wall works.
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Decarbonisation
The Climate Emergency is one of the most
important topics of our time and one in which we
need to act fast towards addressing. The Welsh
Government has recently declared a Climate
Emergency in Wales, thereby setting ambitious
plans for the public sector to be Carbon Neutral
by 2030. Making our homes in Wales more energy
efficient will be one of the main ways of achieving
this. However the difficulties are compounded by
the nature of Wales’ existing housing stock in that it
is the oldest in Europe, and accounts for nearly 8%
of Welsh Carbon emission.
In 2011, the Council started work on a project to
install solar photovoltaic panels on south facing
properties in the County Borough. Between 2011
and 2012, 2,675 properties were fitted with panels.
The aims of the project were to provide free
electricity for tenants and also generate income
for the Council through the Government’s Feed
in Tariff (FIT) scheme. The Council receives a FIT
payment each quarter based on the amount of
electricity (Kwh) generated by the panels and will
continue to do so for 25 years since the original
installation.
The Carbon Reduction Team within Housing
and Economy Services continues to monitor the
systems and work with other sections to ensure
tenants are receiving the most savings and
the Council are generating as much income as
possible.
The Council has recently declared a Climate
and Ecological Emergency in September 2019
which will target the decarbonisation of Council
operations, and promote the protection and
enhancement of its natural environment.
Decarbonising our homes and our housing
stock will be a key focus for the Council in the
forthcoming years, as we will strive to reduce
our carbon emissions and increase the EPC
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performance ratings for our housing stock.
Having an improved quality of housing for our
residents would also help to alleviate families
who are suffering from fuel poverty. A key step
in this programme has been the opportunity to
decarbonise one of our existing properties. The
property is a typical D EPC rated dwelling, and we
are proposing to install new and innovative energy
efficient technologies in order to improve the EPC
rating to become that of an A rated property. This,
is a key trial property for the Council and will allow
us to seek new and innovative ways in which to
increase the energy performance of our homes.
We will also use this as the benchmark in order to
replicate the solutions across our existing housing
stock.
The Minister for Housing and Local Government
has made clear that significant amounts of money
will be needed to decarbonise Welsh homes but
most of the cost will have to come from private
sources and not the public purse. It is therefore
essential that we learn how to retrofit homes well
to give confidence to investors. Part of the work we
are undertaking on our pilot project, will form the
basis for our work in Wrexham.
In supporting the move to reducing our carbon
emissions from housing the Council are working
with Arbed am Byth, who are delivering the
next phase to the Welsh Government’s Arbed
programme in communities across Wales. The
aim of the scheme is to help eradicate fuel poverty
by identifying and installing where appropriate
energy efficiency measures in poor energy rated
properties, and in areas of fuel poverty across
Wales. The ARBED scheme provides a range of
energy efficiency measures, including insulation,
efficient heating systems and more, to households
who are struggling with the cost of high energy
bills, making homes warmer, more comfortable
and more affordable to heat. Officers have been
working with Arbed am Byth on this project
during the last year and take up within Wrexham
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has been very successful to date, with works due
to commence in 2020 across a number of areas
across the County Borough.
The quality of social housing has been significantly
improved by the current WHQS programme.
However while the WHQS works will have included
some minor improvements with regard to energy
efficiency, significant further investment in the
housing stock will be required. Whilst it is possible
to adopt and construct new build properties to
this standard, there is still work to be done and
guidance required to determine the most cost
effective way to retrofit the existing housing stock
to achieve the retrofit target of EPC A (SAP 90+).

Use of Contractors in Delivering the
Programme
Housing and Economy Services has an ongoing
programme of procurement as contracts or
frameworks are approaching the end of the term.
Contracts and frameworks have been set up
with the WHQS deadline approaching, as well as
considering the different elements of work that will
be required in the maintenance of the housing
stock thereafter. Some of these frameworks will
continue beyond the revised WHQS deadline of
December 2021.
The Council’s Delivery Plan details how it will
deliver the various contracts and the approach is
designed to:
• utilise existing Frameworks;
• where new tenders are required they are
based on multiple years with EU allowable
procurement extensions (e.g. 2+1+1); thereby
allowing partnership and investment from
Contractors; and
• works have been spilt in lots to allow both
large multinationals and local companies to
apply.

Where contracts have been awarded, robust
monitoring using a Key Performance Indicator
(KPI) based approach ensures that delivery is
achieved both on time and to the desired quality.

Community Benefits
The Service is committed to maximising the
value for every pound it spends, and via the use
of Community Benefits, believes it can promote
social, economic and environmental well-being in
the widest possible sense.
Community Benefits fall into two broad categories
– Core Benefits and Non-Core Benefits. Core
Benefits form part of the contractual requirements
and staff continue to work in partnership with
the Commissioning, Procurement & Contract
Management Unit (CP&CMU) to ensure that
Community Benefit clauses are incorporated
in all its major WHQS contracts. Contractor
compliance continues to be monitored centrally
by CP&CMU and reported via the use of Key
Performance Indicators using the Community
Benefit Measurement Tool, which is returned to
Value Wales on an annual basis.
Where Core Community Benefits are stipulated,
Contractors are required to employ or maintain
Apprentices, provide training and commit to
local employment. Non-Core Benefits, do not
form part of the contractual requirements which
are evaluated as part of the award criteria, but
Contractors are required to provide a percentage
of annual contract value to be put towards the
delivery of Non-Core Community Benefits.
Examples of Non-Core Community Benefits
include for example, the softer outputs such as
sponsorship, kitchen replacements in community
centres, play equipment and community benches.
The Council has devised a process for handling
requests for all Non-Core Community Benefits in
order to ensure consistency and transparency for
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all concerned and provide a central point of contact
for all Elected Members as this provides better
administration of the requests in order to ensure
accuracy and fairness across the County Borough.
Examples of Community Benefits we expect to be
provided by Contractors are:
• Refurbishment and support of community
facilities;
• Talks by Contractors at school / college
Careers days;
• Sponsorship of community events and
initiatives;
• Opportunities for Small and Medium
Enterprises (SME’s); and
• Work placement/experience opportunities.
Some of the projects completed in 2020 have
included:
• Upgrade to heating system – Maesgwyn
Community Centre;
• Donation and installation of decorative metal
bench – Cefn Mawr;
• Replacement of steel security fencing – open
space, Applewood Close;
• Funding for additional IT Equipment – Acton
Primary School.
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Employer Pledge
The Council’s Executive Board in 2015, approved
the integration of the Employers Pledge within the
Council’s procurement processes as a means of
maximising value attached to Community Benefits.
Incorporating Community Benefits into relevant
procurement opportunities can assist in the
development of a vibrant Welsh economy capable
of delivering strong and sustainable growth.
The purpose of the Employer Pledge is to create
sustainable work experience and employability
opportunities to support improved economic
outcomes for unemployed people in the County
Borough. It is supported by a partnership of
agencies including the Council, Job Centre Plus,
Coleg Cambria and Wrexham Glyndŵr University.
This has been adopted into the procurement
practices as a policy of the Council.
As set out in the Local Housing Strategy 20182023, it is the Council’s intention to use the
Community Benefits and Employer Pledge
approaches to provide on-site experience and upskilling opportunities for the existing workforce.
The Commissioning, Procurement and Contract
Management Strategy 2018 - 2021 supports a ‘onecouncil’ approach to innovative commissioning,
procurement and contract management. The
Strategy focuses on ensuring that all contractual
arrangements take into account the requirements
to consider how the Council can actively improve
the economic, social, environmental and cultural
well-being of the local area in accordance with
the sustainable development principle as required
within the Well-being of Future Generations
(Wales) Act 2015.
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Section 6

Housing Need and Demand
The Local Housing Strategy 2018-23 sets the
priorities and actions for housing and housing
related services, which will help to improve the
quality of life for tenants and residents of Wrexham
County Borough until 2023 and plays a part in
securing economic and employment benefits for
the area.
Our vision is:
“To provide the right types of good quality homes
in safe, attractive and supportive communities
that meet the needs of people living in the County
Borough.”
Wrexham’s Local Housing Strategy has taken its
priority themes from the Welsh National Strategy–
Improving Lives and Communities – Homes in
Wales 2010.

This is not a social Housing Strategy but one that
considers all types of housing and housing services
needed to support the people of the County
Borough, now and in the future. It is also key to the
effective delivery of Wrexham’s Council Plan and
its Well-Being Objectives. Although focused on
housing, it does have a significant impact on other
areas of work, which will benefit those who live,
work and visit the County Borough.
Progress against the actions set out in this Strategy
are monitored and reported annually. In light of
Covid-19, the Strategy and Action Plan are currently
being re-examined to identify whether any of the
priority areas or previous actions have now been
superseded by recent events and whether there
has been a shift or change in priorities which may
need to be reflected.

The themes of the Local Housing Strategy 2018-23
are:
• More Housing Choice;
• Better Quality Homes and Communities; and
• Better Services to Improve People’s Lives.
The Strategy sets out a five-year vision for housing
supply and housing-related services in the County
Borough. It provides a framework of priority themes
that will direct the activities of Council Services and
influence our external partners, providing a positive
environment for collaboration and sustainable
development. There are three parts to the Strategy,
a one page Infogram, Strategy booklet and Action
Plan. Whilst they are all connected, they also serve
and can be read as stand-alone documents.
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Within each of the themes of the Strategy, there are key priority areas for action:
THEME ONE:

THEME TWO:

THEME THREE:

MORE HOUSING CHOICE

BETTER QUALITY HOMES
AND COMMUNITIES

BETTER SERVICES TO
IMPROVE PEOPLE’S LIVES

Increase the supply of
affordable housing through
the “Build & Buy” Programme
providing a choice of tenures
and property types in locations
that meet demand.

Commit to the ongoing
maintenance and repair of all
Council homes following the
achievement of WHQS, to
ensure homes are economical,
attractive and meet the needs
and aspirations of customers.

Evaluate existing stock for best
use, redevelop, refurbish or
reclassify to maintain choice
and supply.
Progress and strengthen
existing work on empty
properties, using all available
means including “Buy-Back”
and compulsory purchase.

Positive use of planning
legislation, licencing and
enforcement to reduce the
impacts resulting from empty,
poorly managed or maintained
properties particularly within
the town centre, contributing to
better conditions for well-being
and economic growth.

Make it easier for people to
apply for housing by working
effectively with Registered
Social Landlords (RSL’s)
partners to develop balanced
waiting lists and nominations.

Continue to review our housing
management approach to
multi-tenure communities
to provide an improved and
efficient response to quality of
life issues.

Evolve the Local Lettings
Agency to promote good
practice, high standards and
provide more choice of tenure
to meet needs.

Innovate in terms of the design
of new homes and adaptation
of existing stock, to make best
use of resources and improve
sustainability.

Proactively engage with private
developers to maximise the
benefit of market housing
and ensure effective use
of the planning process to
deliver affordable housing
contributions.

Develop and promote energy
efficiency strategies and
services for both the public
and private sector to reduce
fuel poverty and protect the
environment.

Work in partnership to bring
forward housing development.
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Remain dedicated to
adapting homes where
appropriate, supporting the
notion of lifetime homes and
independent living.

Develop a proactive housing
management approach that
identifies and responds to
complex needs, vulnerabilities
and that promotes services
to maximise tenancy
sustainability and prevent
homelessness.
Embrace and support new
technologies to provide health,
housing and community
services, which are more
efficient and easier to access.
Enable people to give feedback
on their experiences and
aspirations of housing and
housing related services and
show how it helps to shape the
future service provision.
Continue to promote effective
local and regional partnership
working to meet needs and
make the most efficient use of
resources.
Review housing and housing
services for older people,
including support, stock and
development of future housing
solutions.
Deliver on commitment to
provide additional pitches for
Gypsies, Roma and Travellers
following the completion of an
accommodation assessment.
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Planning for the Future
Local Housing Market Assessment (LHMA) 2015
Updated 2017.
The LHMA report was produced in 2015 and
updated in 2017 as part of the Local Development
Plan evidence base. The LHMA considers the
housing market, how it is functioning and potential
future demand for housing as well as assessing
need.
Local authorities are expected to produce LHMAs
based on all housing tenures, using a consistent
timetable, data and methodology. LHMA’s should
be refreshed every two years and rewritten every
five years as recommended by the Independent
Review of Affordable Housing Supply - April 2019.
As it is 3 years since the LHMA was reviewed and
updated, it is Wrexham’s intention to start work on
producing a new LHMA. However, the figures in
the current LHMA are still relevant at this time. The
LHMA helps the Council plan for a mix of housing,
based on current and future demographic trends,
market trends and the needs of different groups in
the community.
There is a need for more housing as evidenced
through the emerging Local Development Plan
(LDP) and the LHMA, ensuring that the right type
of new housing comes forward in the right places.
The analysis of affordable housing needs from the
LHMA report demonstrates there is an annual
shortfall of 157 affordable dwellings across the
Borough over a 5 year period:

2017
Current Need

+4586

Available Stock

507

Newly Arising Need

448

Supply of Affordable
Units per year

797

Annual Additional
Affordable Units Needed
(Annual imbalance)

157

Population Growth
Wrexham is the largest town in North Wales. In
2019/20 there were around 135,957 residents
living in the County Borough. The largest age
group in Wrexham is the 45 to 64 age group.
On the 4 August 2020, the Welsh Government
published subnational population projections
which were a revision of the projections originally
published on the 27 February 2020 for the period
2018 to 2043.
During the period 2018 to 2028, the population
is projected to increase in the majority of local
authorities across Wales. However, the population
is projected to decrease in 4 of the 22 two local
authorities with Wrexham’s population projected
to decrease by 1.5%.
Wrexham is projected to see the largest
population decrease amongst 0-15 year olds
(8.6%). The working age population, 16 – 64
year olds, is set to decrease in all Welsh local
authorities, with the exception of Gwynedd and
the urban authorities in South Wales, along the
M4 corridor. For people aged 65 or over it is
projected that there will be an increase in all local
authorities in Wales.
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Local Development Plan (LDP) 20132028

Welsh Index of Multiple Deprivation
(WIMD) 2019

The Wrexham Local Development Plan (20132028), which will replace the Unitary Plan (19962011) is currently subject to Examination by the
Planning Inspectorate, makes provision for 8,525
dwellings. The joint Wrexham and Flintshire Local
Housing Market Assessment (LHMA, March 2015
has identified an imbalance of 157 affordable units
per annum (or 2355 units over the plan period) for
both social and intermediate rent tenures in the
County. The LHMA suggests a tenure split of 70%
social rented and 30% intermediate.

The WIMD is the Welsh Government’s official
measure of relative deprivation for small areas
in Wales. It identifies areas with the highest
concentrations of several different types of
deprivation. WIMD ranks all small areas in Wales
from 1 (most deprived) to 1,909 (least deprived).
WIMD is currently made up of 8 separate domains
or types of deprivation and each domain is
compiled from a range of different indicators.

Emerging Policy H2 sets out the Affordable
housing contributions which will be sought on
developments of 10 or more units in accordance
with the following quotas which should be taken
as a starting point for negotiation on a site by site
basis:
i.

40% on sites in the Rural East, North
Wrexham and Gresford and Wrexham South
Wrexham sub market areas;

ii. 30% in the Rural West and North West sub
market areas;
iii. 25% in the North West sub market area; and
iv. 0% in the Cefn Mawr and Rhos sub market
areas.
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The domains included in the WIMD 2019 are:
Income		

Access to Services

Employment

Housing

Health		

Community Safety

Education		

Physical Environment

Compared to the 2014 WIMD rankings, many of
the areas of the County Borough have shown a
change. In part, this is due to alterations in the
data that is collected. With regard to the Housing
domain, the main indicators used to measure
deprivation are overcrowding and poor housing.
Poor housing is measured by:
the number of Category 1 hazards present in
properties;
• the age of properties;

Affordable housing will be expected to be delivered
on site in the first instance and only in exceptional
circumstances will off site or commuted sum
contributions be accepted in lieu of on-site
provision. Commuted sums will be expected on
sites of less than 10 in line with detail contained in
SPG.

The Welsh Government has collaborated with the
Building Research Establishment to carry out the
necessary calculations.

In addition emerging Policy H3 Affordable Housing
Exception Sites, sets out the criterion which will be
used to assess applications for affordable housing
exception sites outside but adjoining settlement
limits in line with national planning policy.

The significant capital investment being made by
the Council, to meet the WHQS, has addressed
issues that are associated with poor quality homes.
New heating systems have made properties
more energy efficient, whilst new roofing reduces

• the property type and size;
• the EPC ratings of properties.
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heat loss, helping to reduce fuel bills. This has
contributed, in part, to an overall change in
Wrexham’s WIMD rankings, as those areas where
there is Council stock, have seen an improvement
in the quality of housing.
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Section 7

New Build and Development
In April 2015, the Council exited the HRA subsidy
system and became self-financing and able to
borrow money to undertake its WHQS programme
as well as develop new Council housing.
A Build and Buy Programme was approved in
the same year in June 2015 with an extension
of the Build and Buy Programme approved in
September 2015 by Executive Board which set out
12 recommendations to support the increase of
affordable housing in the County Borough. These
recommendations allow the Council to build new
properties as well as acquire new or existing
properties for the purpose of increasing its housing
stock.
The Local Housing Strategy 2018-2023 outlines
the approach the Council will take to increase and
adapt its housing stock to meet increasing housing
demand.
The 2019/20 HRA Business Plan introduced
the Council’s housing building plans and made
provision for investment in the Build & Buy
Programme over an initial 5 year period. For
2020/21 this ambition was extended to build 127
units over this time period which includes the 27
new build properties under current construction
over the next 1 to 10 years. The timetable for the
development of these is yet to be fully determined.
The Council acknowledges the relatively
conservative approach taken over its future
programme but this is a direct reflection of a
number of constraining factors:
1.

2.
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the Council has committed to the revised
December 2021 deadline for the completion
of the WHQS programme and this is the
clear short-term priority for Housing and
Economy Services in regard to resources and
investment;
the limited amount of land in the Council’s
ownership along with significant constraints in

the form of the insufficient capacity of the key
junctions on the A483;
3.

the need to mobilise and upskill the service
towards the activity of house building after 29
years.

The Welsh Government is considering the
investment required to upgrade the junctions
on the A483, which will release land for further
housebuilding and the Welsh Transport Appraisal
Guidance (WelTAG) process is currently underway.
On this basis the Council is in a position to
strengthen its commitment to its house-building
programme and through this Business Plan is
making the case for ongoing investment over a
period of 10 to 15 years. This investment has been
bolstered for 2021/22 and 2022/23 already by an
additional investment for new build housing and
will be further strengthened by our ability to access
and match fund the Social Housing Grant from
Welsh Government from 2021/22 onwards.

House Building for the Future
The Council is limited in its ability to build new
affordable homes in certain areas of the County
Borough since it does not own sufficient suitable
land. However, the Council began building new
social homes for the first time in 28 years in
December 2019 at Nant Silyn in Wrexham, with
the first tenants anticipated to move in to 14 new
properties during March 2021. Great progress has
been made in 2019/20 on the Nant Silyn scheme
which is a development of 14 units of mixed
property types: 8 x 1 Bedroom Flats
4 x 2 Bedroom Houses
1 x 1 Bedroom Older Persons Bungalow
1 x 2 Bedroom fully adapted Bungalow
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As part of this new build development, Officers are
working closely with the Local Member and local
community on environmental improvements which
will complement the housing in this area.
A further site at Plas Madoc has been identified
with an expected 13 units being completed during
2022. Planning permission has been granted for
3 specially adapted properties on the site, and a
further 10 general needs units.
Plas Madoc will be a development of 13 units of
mixed property types: 4 x 1 Bedroom Flats (1 adapted)
3 x 4 Bedroom Houses
2 x 3 Bedroom Houses
2 x 2 Bedroom Houses
2 fully adapted 5 Bedroom Dormer Bungalows
In 2019, Welsh Government outlined its
commitment to diversifying housing supply in
Wales with the need to focus attention on the
delivery of social housing. Welsh Government

stated its desire to support the building of a new
generation of council homes at scale and pace
to meet the need of communities across Wales.
This position was supported by the findings of the
Independent Review of Affordable Housing Supply
and the published estimates of housing need in
Wales by tenure (2019).
The Council is currently working on a Wales wide
basis with Welsh Government to support the
delivery of new social housing at scale and pace
and currently the Council is working to determine
future housing development sites across the
County Borough with the mix of units being
identified on determined local housing need.
The use of Modern Methods of Construction for
future build projects is currently being researched
and potential property types being investigated.
Through this development programme the Council
will provide units that otherwise would not come
forward in the future.
As part of the Foundational Economy Challenge
Fund in 2019, the Council was successful in its bid
and was awarded £65,000 to undertake a research
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project surrounding the local Modern Methods of
Construction supply chain. The aim of this project
is to develop an innovative approach to the design,
commissioning and procurement process to deliver
exemplar housing schemes within Wrexham.
Urban Foresight has been appointed to identify
and unlock innovative technologies and
opportunities existing within the local foundational
economy and to develop a procurement strategy
that will maximise the creation and retention of
wealth within our local communities. The final
report is due February 2021 at which point the
Procurement Strategy will be further developed
ready for implementation.
Our vision is to train our existing workforce with
the skills to enable them to deliver properties
utilising Modern Methods of Construction within
the County Borough. As referenced earlier in
this Business Plan, the Community Benefits
and Employer Pledge provisions within our
procurement activity is a mechanism for bringing
forward training and work experience opportunities
to support this aim.

Buy Back of Former Local Authority
Properties
The Buy Back of former local authority properties
under Right to Buy Regulations and outside of the
regulations was initiated by Wrexham Council in
April 2018. The Housing (Right of First Refusal)
(Wales) Regulations 2005 applies to properties
purchased from the Council within the last 10 years.
Since April 2018 and at the time of writing this
Business Plan, Wrexham Council has completed
the purchase of 29 former local authority properties
plus 4 bought off plan, at a total cost of £4,019,054.
These properties have all been added to the
Council’s housing stock.
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For the 2021/22 financial year, a budget of £1.28
million has been allocated to the buy back of
properties, which will help to meet the needs of
applicants on our housing register. Currently each
property purchased and the associated costs to
bring the property up to the WHQS has an average
cost of £150,000 per property to the local authority.

Buy Off Plan
During 2019/20, the Council purchased 4 buy
off plan properties as part of the Build and Buy
Programme. All of which were additions to the
Council’s housing stock. Tenants were able to move
into these brand new properties less than a week
after purchase took place. The Council continue
to explore opportunities with private developers
and Registered Social Landlords to buy other off
plan properties in areas of the highest need of the
County Borough where planning consents come
forward.

Working with Registered Social
Landlords and Others
Housing and Economy Services works closely
with RSL’s, developers and the Planning Service
to try and ensure that the right types of housing
are delivered, taking account of local demand.
This will include bringing vacant land back into
use to support delivery of housing, marketing
land available and reviewing areas of Council
owned land to assess its suitability for housing
development.
The Welsh Government provides funding to
support affordable housing delivery. Section 106
agreements can secure affordable housing in
private developments. As part of the planning
process, a percentage of any new housing
development must be provided as affordable
housing.
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Evaluation and Making Best Use of
Council’s Housing Stock

It is hoped that this will lead to tenants wishing to
remain in the community for longer.

Continuing with the theme of ‘More housing
choice’ within the Local Housing Strategy, work is
underway to assess the various types of housing
within the Council’s portfolio. This evaluation of
existing stock will ensure that we are being efficient
in the best use of our housing stock and consider
the extent to which it meets current housing need.

Throughout the remodelling process, a number of
consultation and information events have taken
place with tenants and local residents living on the
estate. These events have provided local people
with the opportunity to have their say regarding
proposed plans for the estate, as well as suggest
priorities for moving the Masterplan forward. Family
fun activities and refreshments have been provided
to help attract as many people as possible. More
focussed consultation has been conducted with
tenants directly affected by plans, such as the
townhouse remodelling and garden extensions,
which have resulted in overwhelming support.

The findings of this work will help to inform option
appraisals for potential future remodelling to
improve our housing stock as well as maintain
choice and housing supply ensuring that the
correct mix of accommodation is available in
specific areas of the County Borough in order to
meet housing demand.

Estate Remodelling
Plas Madoc
In 2017, a 10 year Masterplan detailing the vision
and phased direction of estate re- modelling in Plas
Madoc was adopted. Previously, this area saw a
series of piecemeal demolition being undertaken
in order to provide improved aesthetics to the area.
Although the demolition provided improvement
by opening vistas, the areas were left as concrete
bases or grassed over. This resulted in a poor
environmental appearance in some areas of the
estate. It was therefore, agreed that due to issues
of design, layout and quality of stock, a holistic
view of the area be undertaken which included
WHQS investment, some demolition in addition to
remodelling of the estate.
The Masterplan identifies opportunities for
action that will deliver a long term vision for the
Plas Madoc estate, aiming to utilise a joined up
approach to regenerating the whole estate. The
redesign is intended to redefine the identity of
council housing, enhance the sense of community
and meet the needs of tenants and their families.

Collaboration with the Building Communities
Trust group ‘We are Plas Madoc’ has continued,
offering two-way support for initiatives to improve
the quality of life of the people of Plas Madoc.
Links have also been developed with the leisure
centre, providing a venue for events, and with local
childrens’ organisations, who are keen to become
involved in improving the appearance of the estate.
Demolition and capital investment has been
undertaken to a number of properties across the
estate including some of the following works:
• The EWI programme has transformed the
appearance of the Plas Madoc estate, and
was completed in early 2020. This programme
provides tenants with warmer and more
energy efficient homes.
• All housing across the estate has benefitted
from new roofing, including the traditional
brick-built housing, also completed at the
beginning of 2020.
• The external works programme began in
Plas Madoc in spring 2020, replacing garden
fencing, gates and paths to improve safety
and security of properties, as well as improved
enhanced appearance.
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• Garden extensions are planned for some
properties to coincide with the external works
programme. This will provide adequately
sized private rear gardens for three-bedroom
properties that currently lack outside space.

A pilot project to remodel a row of 6, 3-storey
townhouse properties is underway. By re-designing
the ground floor layout of these properties, they
will become more suitable for families to live in.
The current design of these 3 bedroom properties
are not conducive to families with children.
Remodelling includes conversion of one of the
garages to create a new front door and hall area,
garden extensions and designated parking.
Formalised parking is planned for various sites
across the estate to provide designated parking
areas for residents. Plans for a parking area in
Peris, adjacent to the shops, is awaiting planning
permission. Other areas of formalised parking
across the estate are at survey stage. Plans include
landscaping to improve the appearance of the
estate.

Green Infrastructure Project
A successful bid for Green Infrastructure funding
from the Welsh Government has initiated the Green
Infrastructure Project. A large proportion of the
funding is aimed at the Plas Madoc and Caia Park
housing estates, to improve their environmental
appearance, increase biodiversity and involve and
educate local residents in schemes to benefit their
communities. Plans include community gardens,
tree planting, wildflower meadows and fruit
orchards.
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Caia
An internal Working Group has been established to
respond to recommendations made in an options
appraisal to address tenancy sustainability in an
area of one of our housing estates. The aim of the
project is to develop a masterplan to approach the
potential to remodel the housing stock to provide a
more balanced and appropriate range of housing
types and implement improvement measures in a
holistic manner to help address current issues.

Safer Streets Initiative
In a multi-agency bid between the Council, North
Wales Police, the Police and Crime Commissioners
Ofice and Caia Park Partnership, funding has
been secured from the Home Ofice to address
acquisitive crime in the Queensway ward within the
Caia area. This is a £500,000 investment.
Community engagement is taking place in
implementing a number of measures which
include garage demolition, alley-gating, extra street
lighting and CCTV. Over 800 properties will also
be provided with security improvements to reduce
their vulnerability to crime. This funding will make
a real diference to local residents and also help
address some issues identified in the Queensway
options appraisal.

•
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Section 8

Resource & Financial Requirements
The HRA Business Plan Model demonstrates that
the Council can balance income and expenditure
in the long term, whilst meeting capital financing
costs and other obligations, and achieving and
maintaining the WHQS over a 30 year period.

The Housing Revenue Account
Under Part VI of the Local Government and
Housing Act 1989 a Local Housing Authority has
a duty to keep a HRA. This account records the
statutorily defined revenue income and expenditure
in relation to Council housing, (i.e. rental income,
supervision and management and repair and
maintenance costs).
Any expenditure or income not related to the
landlord service is recorded in the Council’s
General Fund. The HRA is ring-fenced, which
means that no resources can be transferred to or
from the General Fund. The Council has a duty to
ensure that the HRA does not go into deficit in any
year.

HRA Prudential Borrowing Indicators
Welsh Government have been working with the
WLGA, a group of local authority representatives
and Savills to develop a set of prudential borrowing
indicators in the absence of a borrowing cap and
with increasing funding demands placed on the
HRA Business Plan.
These measures have not yet been agreed but the
aim is to include these in some way in business
plan submissions in future years. These measures
will be calculated by and managed by local
authorities. The Welsh Government will not be
prescriptive as to parameters for these measures
but will facilitate comparison across the sector in
agreement with local authorities to provide context
for decision making.
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Rent Setting Policy
Local authorities and housing associations are
responsible for setting the rents for social housing
properties within a financial and policy framework
established by the Welsh Government. Part 4 of the
Housing (Wales) Act 2014 provides the legislative
framework for social housing rents.
In December 2019, the Welsh Government Minister
for Housing and Local Government wrote to social
landlords regarding the Rent Policy for social
housing rents from 2020/21. It was agreed that in
order to encourage sustainable long term planning
a rent policy for a five year period beginning in
April 2020 be set. This is the second year of the 5
year rental agreement introduced last year.
Welsh Government have agreed an annual uplift
of up to Consumer Price Index (CPI) + 1% using
the level of CPI from the previous September each
year. September 2020, CPI was 0.5%.
As part of the five year rent policy, social landlords
will be expected to set a rent and service charge
policy which ensures that social housing remains
affordable for current and future tenants. As part
of their annual decision on the level of rent uplift/
reduction to be applied they should make an
assessment of cost efficiencies, value for money
and affordability for tenants which should be
discussed.

Covid-19 and Changes to Target Rent
Bands
During the pandemic, governmental resources
have been re-prioritised meaning that this year’s
rent data-set collection was suspended at the
start of the Covid-19 crisis. Therefore there is no
up to date, robust data available to generate Target
Rent bands for the year ahead. Discussions with
representative bodies and individual stakeholders
have revealed that whilst Target Rent bands played
a valuable role when they were introduced, the
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landscape today is very different and for most
landlords they do not play a significant role in local
rent setting. The Minister for Housing and Local
Government has decided to suspend them for this
year and will review the impact of this decision in
next year’s rent setting and if there are unexpected
matters arising from this decision, will consider the
use of Target Rent bands going forward.
This HRA Business Plan assumes that rent
increases in line with the above in order to obtain
the rental income required to achieve the WHQS
by December 2021 and maintain it thereafter.

Welfare Benefit Reform & Potential
Impact on HRA
Universal Credit (UC) full service has been running
in Wrexham for most areas from 4 October 2017, with
remaining areas in Chirk and Whitchurch going live in
early May 2018.
As at July 2020 (latest figures available), there were
12,635 live Universal Credit (UC) claims registered
with the DWP in Wrexham (this compares to 12,199
claims registered as at May 2020). Of the 12,635
claimants, 4,799 are in employment and 7,836 are not
in employment.
There has been a significant increase in the UC
caseload as a result of the pandemic. There are some
statistics which are now available from the DWP
which indicate how many UC claims are in receipt of
Housing Costs. This data is up to February 2020 and
detailed below:

A significant risk to the Business Plan is the collection
of rent income as tenant’s income reduces and they
take ownership and manage their budgets directly.
A provision for bad debt has been made within the
Business Plan.
Systems are in place to try and minimise some of the
effects and staff continue to give advice and signpost
tenants and perspective tenants with meeting some
of the challenges.
The rent arrears recovery procedure continues to be
reviewed as different sections of welfare reform come
into force. Arrears letters are hand delivered so that
Officers can engage sooner with tenants and support
them in paying their rent and ensure their Universal
Credit is up to date. The emphasis continues to be
on early intervention and further checks have been
put in place to ensure that tenants in arrears are fully
made aware of all avenues of assistance available to
them before any formal re-possession procedures are
commenced.
A departmental Working Group continues to meet
regularly to address on-going issues and discuss
ways in which working practices can be changed
and information disseminated. The additional work
generated by UC has been significant for Officers.
In response to this, the service restructured allowing
frontline staff more time to promote and provide more
intensive support.
Housing Officers are using mobile working platforms
which allows more one to one interactions with
tenants and more presence in the community,
reducing the need to be office based.

• 5,628 Households receiving Housing Costs as
part of their UC award. 3,311 of these were in
the social sector (which will include Housing
Associations), 2,272 were in private rented sector
and 43 other cases.
• Of the above cases in receipt of Housing Costs,
1,443 of the social sector tenancies, 44% had a
managed payment to landlord. This compares to
5% in the private sector.
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The approach to deal with new tenants has also
changed, as Officers understand substantial
support is needed in order to ensure claims are
processed quickly and for the correct entitlement.
Pre-tenancy financial work has been introduced to
understand an applicant’s financial behaviour, risk
and vulnerabilities. This is in order to plan ahead,
provide support and ensure each new tenancy has
as much chance of success socially and financially
as possible.
Each Housing Office now has a Financial Inclusion
Officer whose role is to ensure they maximise the
income of tenants, thereby assisting them in paying
their rent, any arrears and assist in improving
sustainability of tenancies. Feedback to these new
posts have been positive and some good results
have been made with tenants.

HRA Housing Capital Investment
Programme
The proposed HRA capital investment programme
for the next five financial years is shown in
Appendix 3. The investment level required for each
element is derived from detailed stock condition
survey information for the entirety of the Council’s
housing stock.
A capital investment requirement of £58.9 million
has been identified for 2021/22 and a further
£184.1 million for the following 4 years 2022/23 to
2025/26.
Funding for the investment programme comes
from a combination of the Welsh Government
Major Repairs Allowance, HRA Revenue
Contributions, Capital Receipts from the sale of
assets and Prudential Borrowing and the chart
below illustrates the proposed sources of funding
in 2021/22 to facilitate this:

Funding for the 2021/22 HRA Capital Programme
Funding for the 2021/22 HRA Capital Programme

Prudential Borrowing
£47.3m
Revenue Contribution
£2.1m
Major Repairs Allowance
£7.5m
Capital Receipts
£2.0m
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58,806

59,574

71,738

73,929

78,432

82,339

88,279

90,927

2023.24

2024.25

2025.26

2026.27

2027.28

2028.29

2029.30

2030.31

2031.32

2032.33

2033.34

2034.35

2035.36

2036.37

2037.38

2038.39

2039.40

2040.41

2041.42

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

51,077

118,641

122,200

2044.45

2045.46

2046.47

2047.48

2048.49

2049.50

2050.51

24

25

26

27

28

29

30

99,360

23

2,230

88,298

2,541,320

2,193

2,156

2,121

2,085

2,051

2,017

1,984

1,952

1,920

1,889

1,858

4,116

4,042

3,969

3,898

3,828

3,759

3,692

3,626

3,562

3,498

3,436

3,375

3,315

3,257

3,200

3,143

3,088

3,036

£,000

Misc
Income

125,867

117,402

111,832

108,574

105,411

102,340

2042.43

2043.44

22

98,320

93,655

85,707

83,210

76,148

70,911

67,487

65,445

63,454

61,550

55,447

53,257

2021.22

2022.23

£,000

Net rent
Income

1

Year

2

Year

4,338

0

0

0

0

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

167

£,000

WG Aff
Hsg
Grant

Income

4,650

840

701

566

450

378

337

297

242

182

120

73
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23

23

23

23

24

24

23

23

23

23

23

23

23

23

23

23

23

£,000

Interest on
balances

(9,536)
(9,727)
(9,922)
(10,120)
(10,322)
(10,529)
(10,740)
(10,954)
(11,173)
(11,397)
(11,625)

69,071
71,175
74,662
75,553
77,812
80,097
82,449
86,426
87,368
89,938
92,592

(14,454)
(14,743)

125,094
128,937

(336,796)

(14,171)

121,364

2,638,605

(13,620)
(13,893)

(13,353)

111,130
119,973

(13,091)

107,892
114,463

(12,583)
(12,835)

101,660
104,734

(12,336)

(9,349)

67,019

100,527

(9,166)

63,021
65,055

(11,857)

(8,986)

62,195

(12,094)

(8,810)

58,779

95,783

(8,637)

56,534

93,000

(8,302)
(8,468)

54,302

£,000

Managt.

£,000

Total
Income

(754,483)

(32,896)

(32,251)

(31,618)

(30,998)

(30,391)

(29,795)

(29,210)

(28,638)

(28,076)

(27,526)

(26,986)

(26,457)

(25,938)

(25,429)

(24,931)

(24,442)

(23,963)

(23,493)

(23,032)

(22,581)

(22,138)

(21,704)

(21,278)

(20,861)

(20,452)

(20,051)

(19,658)

(19,272)

(18,894)

(21,524)

£,000

Repairs &
Maintenance

(1,000)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

(200)

(300)

(500)

0

£,000

Other
Revenue
spend

127

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

127

Misc
expenses

(858,938)

(14,137)

(15,878)

(17,821)

(20,078)

(20,582)

(22,040)

(24,431)

(26,036)

(27,791)

(29,622)

(31,243)

(32,562)

(33,248)

(34,258)

(34,668)

(34,624)

(34,210)

(34,472)

(35,101)

(35,415)

(35,339)

(34,882)

(34,023)

(33,075)

(31,750)

(30,028)

(28,255)

(26,337)

(24,560)

(22,470)

£,000

Capital
Charges

Expenditure

(489,492)

(35,223)

(32,456)

(27,949)

(33,027)

(39,748)

(37,918)

(31,103)

(23,076)

(20,398)

(16,445)

(18,872)

(17,367)

(18,637)

(18,854)

(16,596)

(16,406)

(13,538)

(12,059)

(8,899)

(7,438)

(7,263)

(4,861)

(4,233)

(3,733)

(3,687)

(3,955)

(5,271)

(4,233)

(4,111)

(2,136)

£,000

Revenue
Contribution

(2,440,583)

(96,999)

(95,039)

(91,559)

(97,996)

(104,340)

(103,106)

(97,836)

(90,584)

(88,849)

(85,930)

(89,195)

(88,243)

(89,448)

(89,938)

(87,368)

(86,426)

(82,450)

(80,553)

(77,355)

(75,553)

(74,662)

(71,175)

(69,071)

(67,019)

(65,055)

(63,020)

(62,194)

(58,780)

(56,534)

(54,305)

£,000

Total
Expenditure

Wrexham County Borough Council HRA Business Plan Operating Account (expressed in money terms)

Revenue Income and Expenditure

31,938

30,055

29,805

21,977

10,122

8,024

10,056

14,150

12,811

14,597

6,588

4,757

3,144

(0)

(0)

(0)

(1)

(456)

457

(0)

(0)

(0)

0

0

(0)

0

0

(0)

(0)

(3)

£,000

Surplus
(Deficit)
for the
Year

171,110

141,055

111,250

89,273

79,151

71,127

61,070

46,921

34,109

19,512

12,924

8,167

5,023

5,023

5,023

5,023

5,024

5,479

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,026

£,000

Surplus
(Deficit)
b/fwd

203,048

171,110

141,055

111,250

89,273

79,151

71,127

61,070

46,921

34,109

19,512

12,924

8,167

5,023

5,023

5,023

5,023

5,024

5,479

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

£,000

Surplus
(Deficit)
c/fwd
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The 30 Year Financial Model

The HRA Business Plan Model (Appendix 4) demonstrates that the Council can balance income and
expenditure in the long term, whilst meeting capital financing costs and other obligations, and achieving
and maintaining WHQS over a 30 year period. A summary of the model is shown in the tables below:
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35,906

28,788

29,673

25,225

2023.24

2024.25

2025.26

2026.27

2027.28

2028.29

2029.30

2030.31

3

4

5

6

7

8

9

10

48,176

35,309

39,813

2033.34

2034.35

2035.36

2036.37

2037.38

2038.39

2039.40

2040.41

2041.42

2042.43

2043.44

2044.45

2045.46

2046.47

2047.48

2048.49

2049.50

2050.51

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

19,822

12

186

39,474

994,697

182

178

175

171

168

165

162

158

155

152

149

146

143

141

138

135

133

130

127

2,781

2,973

3,466

3,569

3,258

2,380

2,334

3,389

6,234

5,996

£,000

Regeneration &
Remodelling

42,576

40,391

47,115

45,289

38,477

30,454

27,779

23,829

26,259

24,756

26,030

27,144

34,352

34,992

38,222

21,778

16,308

2031.32

2032.33

11

22,307

37,849

39,889

42,368

43,821

2021.22

2022.23

£,000

WHQS Imp &
Maint

2

Year

1

Year

3,183

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

950

950

1,283

£,000

Acquired
Properties

Expenditure

25,897

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

1,800

1,800

1,800

1,800

1,800

1,800

5,800

4,000

1,000

900

3,397

£,000

New Build
Development Costs

0
2,312
17,280
11,184
10,357
894
0
0
0
0
0
0
0
0
0
0
0
0
0

21,911
38,358
35,130
34,493
27,287
26,176
24,906
26,411
23,984
27,937
30,615
38,642
45,457
47,287
40,566
35,488
39,995
42,762

345,587

6,772

21,749
16,438

1,063,251

17,598

23,168
12,085

22,885

34,157
34,940
29,998

29,738

40,964

26,888

33,413
34,535

47,706
46,029

35,934

51,905
46,223

47,176
40,255

58,852

£,000

Borrowing

£,000

Total
Expenditure

2,000

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

2,000

£,000

Capital
Receipts

226,170

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

£,000

MRA

489,492

35,223

32,456

27,949

33,027

39,748

37,918

31,103

23,076

20,398

16,445

18,872

17,367

18,637

18,854

16,596

16,406

13,538

12,059

8,899

7,438

7,263

4,861

4,233

3,733

3,687

3,955

5,271

4,233

4,111

2,136

£,000

Revenue
Contibutions

Financing

1,063,249

42,762

39,995

35,488

40,566

47,287

45,457

38,642

30,615

27,937

23,984

26,411

24,906

26,176

27,287

34,492

35,129

38,357

21,911

16,438

21,749

26,888

29,998

34,940

34,157

40,964

46,029

46,223

47,706

51,905

58,852

£,000

Total
Financing

Wrexham County Borough Council HRA Business Plan Major Repairs and Improvements Financing (expressed in money terms)

Capital Expenditure and Funding
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Key Facts and Figures:
The model anticipates a total capital spend of
£1,063 million over 30 years of which £48.2 million
will be used to reach WHQS by the revised date of
December 2021.
Total revenue from Rents and Other Charges is
expected to be £2.6 billion over 30 years.
The average weekly rent for 2021/22 is anticipated
to be £95.48.
The Capital Financing Requirement is expected to
peak at £457 million in 2028/29.

The model includes planned expenditure of
£33.5 million for the building, development
and acquisition of new Council housing and
£34.8 million for sheltered accommodation
refurbishment.

Key Assumptions in the 2021/22
Financial Model:
The model contains a number of key assumptions
including implications of Welfare Reform,
achievement of the WHQS by the agreed deadline,
future rent levels, capital receipts, inflation levels,
empty homes and changes in housing demand.

Area

Assumption

Rate / Value

General
Rental Income

General inflation rate
Rent increases 2021/22 and
beyond
Empty Property rent forgone

2%
CPI + 1%

Costs

Debt

Bad debt provision
Staff cost increases
Maintenance cost inflation
WHQS cost inflation
Debt Pools
Consolidated Rate of Interest (CRI)
Minimum Revenue Provision
(MRP)

5% of rental income in 2021/22, 4% in 2022/23,
3% in 2023/24, 2% 2024/25 and thereafter
2% of Rental Income
0% per annum in 2021/22 and 2% thereafter
2% per annum
2% per annum
Single pool approach
3.15% for 2021/22, 2.94% for 2022/23
and 2.8% from 2023/24 onwards
2% straight line for HRA supported borrowing
pre buy out and HRA Subsidy Settlement debt
New Prudential Borrowing is calculated on asset
life.

Other

Major Repairs Allowance
Minimum HRA Reserve Balance

The Business Plan assumes no early voluntary
repayment of debt.
£7.539m per annum with no inflationary increase
£5m
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Risk and Sensitivity Analysis
There are a number of risks that will impact on the
HRA and future rental income, which is required
to fund services to Council tenants and WHQS
housing investment.
Achieving the WHQS is included on the Council’s
Risk Register and comprehensive risk reviews are
regularly carried out. The last review was carried
out in October 2020. There are a number of risks
associated with the delivery of WHQS works
including budget, contractors and staffing. These
are considered medium to low and are monitored
during the year. Covid-19 was added as a new risk

47

at the meeting in October and actions have been
put in place to help minimise and reduce these
where possible.
Sensitivity analysis is an informative tool which
can be used to stress test the key variables within
the base financial model in order to establish
the impact of any potential variations in the
assumptions made. In order to carry out this
exercise, the Council has identified a number of
key risks to the viability of the HRA Business Plan
and modelled the potential impact of changing
the assumptions to which these relate. A range
of potential mitigating actions have also been
considered as detailed in the table below:

Key Financial Risk

Description/Issues

Review of WG Social Housing Rent
Setting Policy and potential changes to
the annual rental uplift formula

• Financial viability of the Business Plan
• Ability to deliver and maintain WHQS
• Ability to deliver Build and Buy
Programme
• Impact on HRA services

• Ensure regular dialogue with WG
• Financial modelling
• Review rental income collection
procedures

The value of and continuation of the
Major Repairs Allowance

• Financial viability of the Business Plan
• MRA funding is only guaranteed year
on year
• Ability to deliver and maintain WHQS

• Ensure regular dialogue with WG
• Financial modelling
• Monitor and review at WHQS Project
Board

The impact of Welfare Reform, the roll
out of Universal Credit and potential
limits to Local Housing Allowance
Rates

• Financial viability of the Business Plan
• Increases in Rent Arrears
• Sustainability of Tenancies

• Effective tenancy management and
support
• Review arrears monitoring
procedures
• Increase the provision for bad debts
• Review rental income collection
procedures
• Explore the use of funding sources
such as Discretionary Housing
Payments

Inflation rising above the forecasted
levels

• Financial viability of the Business Plan
• Increases to Capital Expenditure
• Ability to deliver and maintain WHQS

• Financial modelling
• Monitor economic indicator forecasts

Increases in interest rates

• Financial viability of the Business Plan
• Increases in Borrowing Costs
• Ability to deliver and maintain WHQS

• Financial modelling
• Monitor economic indicator forecasts

The level of future expenditure required
for Decarbonisation

•
•
•
•
•

• Financial modelling
• Ensure regular dialogue with Welsh
Government

Financial viability of the Business Plan
Increases in Borrowing Costs
Ability to maintain WHQS
Non compliance with the standard
Ability to deliver within the set time
frame

Potential Mitigation

Housing Revenue Account
Business Plan 2021/22

Section 9

Monitoring & Evaluation of the WHQS Programme
Members and Officers from Housing and Economy
Services meet on a monthly basis to monitor delivery
of the housing investment programme as well as
monitor the financial aspect of the programme.
A WHQS Governance Structure is in place to
manage the investment programme and monitor
progress against achieving the WHQS. This is shown
in Appendix 5.
All works involving WHQS are undertaken in
compliance with corporate governance. This ensures
the service is providing effective, inclusive, honest,
transparent and accountable management of the
project. The Corporate Governance Code is linked
to the overall Council Plan and it is this code which
is used as an overarching document to steer the
project going forward.
An Internal Repairs, Investment and Performance
Group meets quarterly and considers reports on
the progress, performance and finance towards
achieving the WHQS. This Group includes
attendance by the Lead Member for Housing. During
2020 the frequency of these meetings has reduced
due to Covid-19.
The WHQS Project Team meets every month. This
meeting is chaired by the Property Investment Lead
and considers the progress, targets, performance
and finance towards achieving the WHQS, ensuring
that works are being delivered within budget and on
time.
The Homes and Environment Scrutiny Committee
did receive six monthly updates on performance
against targets and progress made towards
achieving the WHQS. However, the frequency of
these meetings has reduced during 2020 due to
Covid-19 as Committee meetings were not held
for a period of time. Since 2017, Officers have
been reporting three times a year to the Council’s
Executive Board on the Capital Investment
Programme and progress made against achieving
the WHQS.

In reviewing the Council’s current HRA
Business Plan 2020/21, consultation with tenant
representatives has taken place to seek opinions
for inclusion in the 2021/22 Business Plan. Due to
Covid-19, face to face meetings with tenants has
not been possible however tenant representatives
have been given the opportunity to have an input
into this Business Plan via written comments and
telephone zoom meetings.

Service Continuity Planning
Service continuity is about providing assurance
that service continuity arrangements are developed
and reviewed and are fit for purpose. The service
has a number of Service Continuity Plans for key
areas which are reviewed and continually updated.
These allow the Council to continue providing
its critical services in the event of any significant
disruption or incident. These plans explain what
Officers will do if there was a loss of significant
staff, major loss of power or loss of Council office
buildings which could impact on the delivery
of local services. Information in regard to stock
condition and Keystone is backed up in the event
of a loss of power.

Tenant Feedback & Satisfaction
An effective method of recording and assessing
feedback and tenant satisfaction is essential
in assisting us to monitor, review and improve
services offered to tenants. This allows the Service
to see where the service is performing well and
identify areas where improvement is required.
It also offers our tenants a chance to voice
their opinions and contribute directly to the
development and delivery of Housing Services,
so that the Council is better able to meet their
expectations for the future.
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Housing and Economy Services collects feedback
through the following methods:
• Wrexham Tenant and Member Partnership overall performance of the Housing Service
is reported on a quarterly basis to the
Partnership. Elected Members and tenant
representatives are able to comment, ask
questions and play an active role in the
decision making process on improving the
service.
• Service Improvement Groups -Tenants meet
regularly with officers to review service
areas, examine best practice, carry out estate
inspections and suggest ideas for potential
improvements. Tenants are able to feed in their
own experiences of the service. The frequency
of these meetings has reduced during 2020
due to Covid-19.
• Satisfaction Questionnaires -These are given
to tenants after the completion of capital
improvement work. Completion of these
questionnaires helps us to monitor the
performance of our Contractors, as well as the
housing service. Feedback is reported directly
to Contractors working with the Department
so that areas requiring improvement can be
highlighted and monitored in the future.
Analysis of tenant satisfaction for Quarter 3
(December 2020) indicates that overall satisfaction
with each element of works completed was:
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•

Rewires 48%

•

Central Heating 90%

•

Bathroom & Kitchen Replacements 56%

•

Roofing 90.3%

•

External Works 9 1 %

•

External Wall Insulation (EWI) 81.2%

• Gas Servicing- As at 30 September 2020
there were 10,206 properties on the domestic
gas servicing contracts. Contracts stand at
98.58% compliant. The current gas servicing
Contractors have achieved 100% of properties
serviced within the 12 month period.
This year has been particularly challenging for
undertaking the servicing contract due to people
self-isolating, shielding or not wishing to have
someone in their home and access has been
limited.
Although it is a legal requirement landlords have
to carry out annual safety checks and the HSE
and government guidelines are that all properties
still have to be safety checked, the Council has
respected anyone isolating or shielding and a
full database of addresses has been maintained.
Any property which has gone past its servicing
due date without a Carbon Monoxide alarm fitted,
Officers have hand delivered one, setting it up on
the doorstep asking the tenant to put the alarm in
the same room as the boiler. This is an extra safety
precaution until we can get access to carry out
the service once the isolation or shielding period is
over.
As restrictions have relaxed the access rate for
servicing has improved and is on a steady rise.
• Tenant Survey -In September 2019 a Tenant
& Leaseholder Satisfaction Survey was made
available online through ‘Your Voice Wrexham’
and a paper version of the survey was sent
to every Council tenant and leaseholder with
the Housing Hotline magazine. The purpose
of the survey was to seek the views about the
housing service, repairs and maintenance,
investment, tenant involvement and moving
into a new home.
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In regard to the survey undertaken in 2019 a total
of 1,094 surveys (16% response rate) were fully
or partially completed. 1,061 Council tenants and
33 Leaseholders responded. The survey included
seven core HouseMark questions:
•

•

Taking everything into account, how
satisfied or dissatisfied are you with the
service provided by the housing service?
How satisfied or dissatisfied are you with
the overall quality of your home?

•

How satisfied or dissatisfied are you with
your neighbourhood as a place to live?

•

How satisfied or dissatisfied are you that
your rent provides value for money?

•

How satisfied or dissatisfied are you that
your service charges provide value for
money?

•

Generally, how satisfied or dissatisfied are
you with the way the housing service deals
with repairs and maintenance?

•

How satisfied or dissatisfied are you that
the housing service listens to your views
and acts upon them?

Analysis of the full survey was undertaken and the
results have been reported both to tenants and
staff. The following table shows the results from
the 2019 survey on what work would be a priority
following completion of WHQS works. Tenants
were provided with five options as well as a free
text option. They were able to select more than one
option.

Future Work Priorities

Number of Responses

500
400
300
200
100
0

Paths and
Fences

On plot
Parking

External Windows
Painting and Doors

Other
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The following work priorities were made which
have been taken into account by Officers when
developing future capital investment programmes.
Of the 19% of respondents that selected ‘Other’,
the free text answers have been categorised and
are shown below. Some of the priorities included
garden work, plastering, communal areas, parking,
porches, damp, sound insulation, garage repairs
and outdoor lighting:

A new Tenant Survey for 2020 Covid -19 is currently
being finalised. The survey will provide valuable
information which will be used by the department
to evaluate our services during Covid-19 lockdown.
• Consultations - Housing and Economy
Services regularly holds consultation events
to collect the views of tenants. These can
be organised in a variety of forms, including
online, postal and consultation events held at
local venues across the County Borough.

Other Priorities Free Text Resposes
Garage Repair
Disabled Access
Outdoor Lighting
External Painting
Insulation
Sound Insulation
Gutters
Damp
Kitchen
Brick work
Porch
Heating
Commual Areas
Bathroom
Parking
Doors
Windows
Path
Plastering
Fence
Garden

0

5

10

15

Number of Responses
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Social Media
The Council is increasingly developing digital
methods for consulting tenants. Social media
pages are attracting increased engagement and
feedback and these platforms will be utilised
for consultations via closed user groups, along
with tenants who have subscribed to digital
consultations. All tenants will be encouraged to
sign up for digital consultation methods where
they have the capability. The Council is developing
digital drop in meetings for tenants to engage and

existing tenant meetings are moving on-line which
may be a more suitable method and enable a
larger number of tenants, who previously we have
not been able to reach, to engage.
• Compliments and Complaints -The number
and nature of compliments and complaints
received by the Council are monitored
corporately. These are a good indication of
customer satisfaction and can identify areas
for improvement.
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Section 10

Communication & Tenant Involvement
Our commitment: We are committed to working
with, engaging and supporting tenants in their
involvement with housing matters.
We recognise that effective tenant participation
is key to improving our customer focus and
driving service improvements. We aim to deliver
a wide range of opportunities for all tenants to
engage with us by their preferred method. This
enables tenants to become better informed and
experienced, which in turn will help us deliver a
better housing service that meets the needs of our
tenants, leaseholders and local communities.
The Tenant and Leaseholder Strategy 20182021 reflects the findings of consultation carried
out with tenants and outlines a number of key
actions that the Council intends to implement in
order to continue to support and enable tenant
participation. It is acknowledged that Wrexham’s
tenants and leaseholders are key stakeholders of
the housing service and play a prominent role in
informing and shaping the key elements of the
investment programme.
The Service employs a dedicated Tenant
Participation Project Officer who works closely
with tenants and promotes opportunities for tenant
engagement and involvement through a number
of methods. For many years, the Council has had
good links with its tenants working with them
through the following forums:

Wrexham Tenant and Member
Partnership
Following a review of the effectiveness of this
group and in order to strengthen and develop it,
the group now consists of ten Elected Members
and twelve independently elected tenant
representatives from across the County Borough,
who would normally meet bi-monthly with
Officers to monitor the overall performance of the
Housing Service and discuss housing policies
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that may affect the lives of tenants. Meetings
were suspended in March 2020 due to Covid-19,
however they have recommenced with the
department looking at ways to ensure all tenants
who wish to participate can be included.

Tenants Forum
This is an open meeting for any tenant or
leaseholder to attend. Meetings are used to
promote the opportunities for involvement and
provide information on major issues affecting
tenants. Meetings are held in different locations
across the County Borough using local facilities to
improve and encourage accessibility.

Tenant and Leaseholder Survey
In the Tenant and Leaseholder Survey 2019, tenants
and leaseholders were asked about their level
of satisfaction with tenant involvement and the
opportunities to make their views known. Overall
74% of tenants felt they were well informed about
things that may affect them as a tenant.

Tenant & Resident Associations
Tenants are encouraged to form Tenant
Associations within an area, which act as
representative voices for the communities they
serve. An annual grant is provided by the Council
to assist these groups who meet the agreed
funding criteria. All groups are recognised and are
supported by local Housing staff who are invited
to attend their monthly Association meetings. Due
to Covid-19, face to face meetings have not been
able to be held however, close contact has been
maintained with the Associations.

Service Improvement Groups
Tenants are involved in reviewing Housing Services
usually by attending a series of review groups
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with Officers examining best practice and service
improvement. The groups regularly analyse
performance and the customers’ experience of
the service and scrutinise service standards. The
groups were reshaped in 2016 to complement the
Council Plan. There are now 4 groups: People,
Place, Economy and Organisation.
Each group has an Officer and Tenant Champion
to lead the group and they report regularly to the
Wrexham Tenant & Member Partnership on the
work of the group and give suggestions for service
improvement.
A number of activities have been undertaken in
previous years within these groups and tenant
satisfaction surveys have been completed and
gathered at various community events. Findings of
these surveys and suggestions for improvements
are published in editions of the Housing Hotline.
Due to Covid-19 these meetings have not taken
place since March 2020, however close contact has
been maintained during the pandemic and tenants
have been able to contribute via telephone calls
and written reports.

Annual Tenants’ Event
Six Tenant Events have been held since 2009
which were each well attended. Tenants at these
events are able to access information on services
and meet team members. Feedback from the
2019 event was very positive with many tenants
finding it to be a very informative day as well as an
opportunity to meet and speak to other tenants,
Elected Members and Officers in a relaxed, familyfriendly environment. Due to Covid-19 it has not
been possible to hold the tenant event this year.
The next event will be held in 2021 circumstances
permitting, and tenants will have the opportunity to
contribute into the content of the event.
We will encourage tenants to get involved in
a planning group for the event. This will be

advertised through the Housing Hotline and social
media and we will utilise our social media pages to
enable the wider tenant base to contribute to the
content and planning of the event. Tenants will be
given the opportunity to remind us what went well
at previous events and what they feel we could
improve upon, or additional services they would
like information on.

Drop-in Sessions
Following feedback from tenants, the Service
has been looking at different ways and places to
meet with tenants. When circumstances permit
the Service will continue to hold drop-in sessions
across the County Borough in local venues and
start again to attend community events. At these
events, tenant satisfaction surveys will be gathered
and form the basis for tenant service improvement
and recommendations. The department is
developing digital drop in zoom sessions for
tenants to engage in an informal environment,
which may be a more suitable method of
engagement for a larger number of tenants.
We will continue to look at identifying new and
more accessible locations to hold these events to
reach a wider range of tenants.

Tenant Training
Training on housing finance and communication
skills were the focus for the previous year. Due to
Covid-19 this year, tenant training has been put
on hold. However as services now begin to reopen we will be building on the previous year’s
successful training programme and will further
develop the opportunities for tenants to maintain
and enhance their knowledge and experience. The
pandemic has highlighted that increased digital
skills are required with our tenant base and this is
something which we will build upon in the coming
year.
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As members of TPAS, tenants have had the
opportunity to network with other tenants across
Wales to share good practice. There are many
training and networking opportunities available
for all tenants to participate in which will be
progressed further.
Further visits which were planned to other
organisations to expand tenant’s knowledge of
good practice and what it looks like in operation
to enable them to apply this knowledge when
scrutinising existing services were put on hold but
will continue when services re-open. These visits
will also enable tenants the opportunity to network
and build links with tenants from other authorities.

Welsh Language
The Council’s internal business language is English
but all services and information provided for local
people is available in Welsh and English. There are
a number of staff within the service who are Welsh
speaking. The Council’s Welsh Language Scheme
was replaced on 30 March 2016 with Welsh
Language Standards. These were introduced as
part of the Welsh Language (Wales) Measure 2011
with the purpose of setting a consistent level of
service that Welsh speakers can expect to receive
in Wales. The standards were drafted with the aim
of:
• Improving the services Welsh speakers can
expect to receive from organisations in Welsh;
• Increasing the use people make of Welsh
language services;
• Making it clear to public bodies what they
need to do in terms of the Welsh language;
and
• Ensuring that there is an appropriate degree
of consistency in terms of the duties placed on
bodies in the same sectors.
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The Council is committed to ensuring that it
complies with the Welsh Language Standards and
provides equal opportunities for its customers to
communicate with the Council in their preferred
language of either Welsh or English as well as
provide bilingual services to customers.

Key Achievements for 2020/21
• Tenants have accessed networking
opportunities with tenants of other authorities
to share good practice.
• Housing Hotline continues to be produced
and distributed to both tenants and
leaseholders. It is full of opportunities for
tenants to get involved and give feedback.
• Developed the Service’s social media
presence and engaging with new tenants
every week.
• Review of Housing section on Council
website.

Key Actions for 2021/22:
• We will continue to build on involving tenants
in the delivery of Housing Services by looking
at innovative ways of engagement and
building strong relationships.
• Ensure customer satisfaction is at the forefront
of our work.
• Continue scrutising the service by carrying out
mystery shopping.
• Work together to improve local environments,
well-being and supporting strong local
communities.
• Develop training opportunities to expand
tenant’s knowledge and abilities.
• Deliver awareness sessions on issues that
may affect tenants and their tenancies.
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• Continue to develop partnerships that enable
us to work collectively on areas such as the
environment, community safety and improving
budgeting and finances.
• Build on our tenant profiling, encourage all
tenants to sign up for digital consultations.

Communications
An effective, coherent and varied plan for
communicating news and information is vital for
keeping staff, tenants, leaseholders and our various
partners well informed of the work we are doing
and plays a key role in providing an excellent
tenant focussed service.
A WHQS Communication Strategy is in place
which outlines and manages the way the
Service communicates the plans and progress of
improvement works and the WHQS.
Reference to the WHQS, Welsh Government and
the Major Repairs Allowance is included in all
relevant communications. Articles over the last 12
months have included photo opportunities and
interviews with tenants and Elected Members
around the completion of improvement works such
as new kitchens, bathrooms, re-roofing work and
improvements to external areas.
Our primary communication channels with our
tenants and customers continue to include the
following:

Tenants Newsletter
The Housing Hotline is a quarterly produced
magazine which is delivered to all Council tenants
and leaseholders. Every edition features an update
on the WHQS programme and feedback and
comments from tenants is also a regular feature.
An editorial group made up of tenant
representatives from the Service Improvement
Groups work closely with Officers to ensure that

the content of the newsletter is informative and
accessible to tenants.

Social Media
Feedback from our tenants, has shown that news
and information is increasingly being obtained
online rather than in print form. The Council
has 22,884 followers on Twitter and 12,597 on
Facebook. All of our press releases are now
accompanied by social media posts. Social media
provides a quick, efficient, measurable and fully
interactive way of communication with a large
number of people living in the County Borough.
The Housing Service has a dedicated tenants’
Facebook page (available in Welsh and English)
where we can instantly post news and information
for Council tenants. The Housing Service has 153
followers on Twitter and 3,127 on Facebook. This
number is increasing on a weekly basis and we
are increasingly seeing tenants using this platform
to engage with us through commenting on stories
and sending messages. During the lockdown
period many tenants relied on this method of
communication and the Council was able to
signpost tenants to the help and support they
required.

Online Tenants News Service
Tenants are now able to subscribe via the Council’s
website to a dedicated e-mail news service.
Through this service they are able to receive news,
information and advice, as well as receive an
electronic version of the Housing Hotline magazine.
To date, 2,500 residents have subscribed and this
figure is increasing on a weekly basis.

Website
Housing Services has a dedicated section on
the Council’s website. The website also includes
information on how to get involved with tenant
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participation, as well as other useful information
for tenants including paying their rent, news on
Welfare Reform and how to request a repair.

Tenant Forums, Events and Open Days
Tenants are regularly invited to Open Day events
held at local venues across the County Borough.
Events include consultations, forums and open
days where tenants can meet the Contractor who
will be carrying out improvement work. Due to
Covid-19 this year, these activities have temporarily
been suspended but will re-commence when
circumstances permit.

Letters
Letters are sent out to tenants prior to any
improvement work being carried out on their
property.

Tenant Leaflets & Booklets
The service produces accessible booklets for
tenants covering different aspects of the WHQS
improvement work such as the kitchen and
bathroom programmes and EWI. These are given
out prior to work commencing and explain why the
work is being carried out, what are the benefits of
having it done, what tenants need to do to prepare
and advice on aftercare.

Communication with Staff within
Housing and Economy Services
The service aims to ensure that all staff are
equipped with the relevant skills and knowledge to
enable them to carry out their roles and help them
deliver the priorities for the service. Staff have a
vital role to play in delivering an excellent service
with excellent levels of customer care. Effective
communication is crucial if we are to be successful
in providing an excellent Housing service.
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Since 2019 an Employee Forum was established
in Housing and Economy Services and meets
monthly. This forum provides opportunities for
staff to raise issues that affect the service as well
as make suggestions for improvement. There are
12 Employee Representatives who come from a
number of service areas covering Housing, Assets
and Regeneration sections.
The Forum meets with the Chief Officer for
Housing and Economy and the Service Manager
Assets to discuss issues and look at ways to
improve communication across the service. The
forum has its own email address and sends out
information and advice regularly to staff to help
with staff well-being, keeping in touch and provide
updates on what is happening across the service.
This has been particularly important during this
year as more staff are working remotely and need
to be updated and be connected.
The Council and Housing and Economy Services
communicates with staff through a variety of ways
including:
• Council bulletin;
• Housing and Economy Staff Bulletins;
• Council’s intranet site;
• Housing and Economy Employee Forum;
• Housing and Economy Key Achievement
Document;
• Zoom drop in sessions and keeping in touch
sessions;
• Council Staff Well-being Annual Event; and
• Council Employee Survey.
The Service will continue to review and conduct
surveys with both tenants and staff asking for
feedback. This will help us to ensure that we
communicate effectively, that tenants and staff are
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kept informed of our priorities and progress and we
continue to encourage people to get involved.

Communication Key Achievements for
2020/21:
• Promoted and increased the Service’s social
media following and emailing list subscribers.
• Kept tenants informed of ever changing news
updates throughout the lockdown period.
495 posts were published between April to
October 2020.
• Increased use of Council news blog to share
good news stories.
• Every council tenant received at least one
welfare call to check on their well-being and
offer support, advice and information.
• 25,000 welfare calls made to council tenants.

Communication Key Actions for
2021/22:
• Encourage more tenants to engage with us
using our digital services (social media and
website).
• Develop social media as a forerunner in our
communication and engagement.
• Continue to utilise the new Council news blog
to promote various positive aspects of the
WHQS programme.
• Use various communication channels with
both tenants and staff to collect feedback in
order to improve communication and service
delivery.
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Appendix 1

Housing Services Performance (January 2021)
QUARTER 1
2020/21

AREAS

QUARTER 2
2020/21

QUARTER 3
2020/21

Revenue Collection
Current Rent Arrears

£1,844,651.59

£2,063,653.80

£1,970,930.08

Arrears as % Debit

3.37%

3.77%

3.60%

FTA’s as % of Debit

0.84%

0.97%

1.05%

Former Tenant Arrears (Excluding Homeless)

£460,700.70

£530,426.19

£576,101.77

FTA’s Write Offs

Nil

Nil

£46,095.81

Number of empty properties

594

634

608

Total voids over 52 weeks

48

84

73

Average number of calendar days to relet property

274 days

327 days

329 days

Number of Applicants on Housing Register

2,234

2,486

2,716

Number on Waiting List

1,522

1,689

1,885

Number on Transfer List

712

797

831

Number of Allocations Made

7

167

265

Number of Allocations – Waiting List

5

74

118

Number of Allocations – Transfer

2

54

91

Number of Allocations – Homeless

0

39
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Completion of Emergency Repairs (1 day)

0

0.01

0.04

Completion of Urgent Repairs (7 days)

3.67

3.76

3.69

Completion of Non-Urgent Repairs (28 days

8.42

33.35

18.59

Programmed Works (4 months)

5.33

27.00

29.67

Total Properties on Gas Safety Check Contract

10,203

10,206

10,207

Total in date or Covered

97.35%

98.58%

99.14%

RTB Applications

0

0

0

Number of RTB Sales

3

7

3

Number of Referrals

28 (Combined
Quarter 1 and
Quarter 2)

26

Cases currently investigated by the Housing
Enforcement Team

196 (Combined
Quarter 1 and
Quarter 2)

188

Voids

Waiting List / Allocations

Repairs

Gas Servicing

RTB / Sold Properties

Housing Enforcement
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11050

11050

11050

11050

11050

11050

11050

11050

11050

11050

Roofs and associated
components

Windows

External Doors

Kitchens

Bathrooms

Energy Rating

Central Heating Systems

Electrical Systems

Mains Powered Smoke
Detectors

Gardens and External
Storage up to and
including the boundary of
the property

Component

Stock
at 31
March
2020

10043

11050

10227

10818

10524

10012

10088

11050

11050

11050

Fully
Compliant
Stock for given
component as
at 31 March
2020

0

0

377

86

526

1038

962

0

0

0

Compliant*
stock for given
component
subject to
acceptable fails
at 31 March
2019

1007

0

446

146

0

0

0

0

0

0

Noncompliant*
stock for given
component

91%

100%

96%

99%

100%

100%

100%

100%

100%

100%

Percentage
fully compliant*
/ compliant*
with acceptable
fails for given
component

2021

2021

2021

Expected
year of full
compliance*
for all stock
for given
component
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Appendix 2

Current Position of Council’s Housing Stock Achieving
the Welsh Housing Quality Standard (as at March 2020)
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61
3,031,110
4,667,738
4,614,790
1,841,374

Services (Central Heating and Rewires)

Roofs, Structures and Associated Components

Windows and Doors

EWI - traditional properties

730,904

855,000
6,022,559

264,030
1,850,000

870,134
950,000
855,000
5,786,304
1,357,709
264,030
£4,679,687
£58,851,518

Environmental Improvements

On Plot Parking

Disabled Facilities Grants

Sheltered

Regulatory Compliance

Estate Remodelling

Build and Buy

GRAND TOTAL

51,043,859

929,257

950,000

176,037

9,548,669

617,500

456,030

17,567,906

0

5,839,697

2,526,850

176,037

9,548,669

617,500

0

0

0

2,709,422

2022/23
£

Garage Sites and HRA Land

External Works

Decants

Tenanted Property Management

17,567,906

1,011,765

Bathrooms

Empty Property Management

1,011,765

2021/22
£

Kitchens

Element

0

0

46,056,981

1,950,000

264,030

897,742

3,175,136

855,000

950,000

730,904

176,037

9,548,669

617,500

456,030

16,067,906

0

5,945,662

2,503,192

1,919,174

2023/24
£

0

0

43,915,885

4,000,000

121,530

867,802

2,261,011

855,000

950,000

730,904

176,037

8,456,066

586,625

598,530

15,317,906

0

6,746,192

445,214

1,803,067

2024/25
£

0

0

43,138,195

5,800,000

121,530

839,359

2,304,683

855,000

950,000

730,904

176,037

8,456,066

557,294

598,530

13,567,906

0

5,599,736

358,692

2,222,457

2025/26
£

£243,006,438

£18,279,687

1,035,148

4,891,869

19,549,693

4,275,000

4,750,000

3,793,750

880,184

45,558,139

2,996,419

2,109,122

80,089,531

1,841,374

28,746,077

10,501,686

11,685,229

1,011,765

1,011,765

TOTAL
£
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Appendix 3

5 Year Capital Investment Programme 2021/22 - 2025/26
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Appendix 4

HRA Business Planning - 30 Year Financial Model
Audited
2019/20

Forecast
2020/21

1
2021/22

2
2022/23

3
2023/24

4
2024/25

WHQS Improvements & Maintenance

58,363

36,377

48,176

43,821

42,368

39,889

New build

919

1,769

3,397

900

1,000

4,000

Regeneration / Remodelling of existing stock

22

237

5,996

6,234

3,389

2,334

Acquisition of existing properties

2,095

1,350

1,283

950

950

0

Acquisition of Land

0

0

0

0

0

0

Other Improvements

0

0

0

0

0

0

Other Capital Expenditure

0

0

0

0

0

0

Slippage

0

0

0

0

0

0

Sub Total

61,399

39,733

58,852

51,905

47,706

46,223

Funding B/Fwd

0

0

0

0

0

0

Major Repairs Allowance

7,550

7,539

7,539

7,539

7,539

7,539

Capital Receipts

4,684

2,990

2,000

0

0

0

Borrowing

46,500

24,375

47,176

40,255

35,934

33,413

Other Funding Sources

0

0

0

0

0

0

Capital Expenditure funded by HRA

2,665

4,829

2,136

4,111

4,233

5,271

Sub Total

61,399

39,733

58,852

51,905

47,706

46,223

Capital Funding Shortfall

0

0

0

0

0

0

Capital Cumulative Shortfall

0

0

0

0

0

0

Management

7,083

7,160

8,302

8,968

8,937

9,010

Repairs & Maintenance

24,826

19,810

21,524

18,894

19,272

19,658

Interest

10,303

10,632

10,740

11,100

11,323

11,856

Capital Financing Charge

8,822

10,674

11,658

13,460

15,013

16,399

Sub Total

51,034

48,276

52,223

52,423

54,546

56,923

Gross Rental Income

53,421

53,989

54,918

56,651

58,362

61,256

Garages

550

542

550

561

572

584

Service Charges

347

325

367

374

382

389

Other Commercial Rental Income

483

478

483

486

489

492

Voids

(2,390)

(2,984)

(2,743)

(2,261)

(1,748)

(1,225)

Bad Debts

(563)

(1,076)

(1,044)

(1,133)

(1,167)

(1,225)

WG Affordable Housing Grant (AHG)

190

167

167

167

167

167

Interest on Balances

33

25

25

23

23

23

Other Income

1,634

1,634

1,634

1,667

1,700

1,734

Sub Total

53,705

53,100

54,356

56,534

58,779

62,195

Surplus / - Deficit For Year

2,671

4,824

2,133

4,111

4,233

5,271

Capital Expenditure funded by HRA

2,665

4,829

2,136

4,111

4,233

5,271

0

0

0

0

Capital Funding

Revenue Expenditure

Revenue Funding

Voluntary loan repayment
Balance Brought Forward (HRA Reserve)

5,025

5,030

5,026

5,023

5,023

5,023

Surplus / - Deficit after CERA

6

(5)

(3)

(0)

(0)

0

Balance Carried Forward (HRA Reserve)

5,030

5,026

5,023

5,023

5,023

5,023
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5
2025/26

63

6
2026/27

7
2027/28

8
2028/29

9
2029/30

10
2030/31

11
2031/32

12
2032/33

13
2033/34

14
2034/35

37,849

35,906

28,788

29,673

25,225

22,307

19,822

16,308

21,778

38,222

5,800

1,800

1,800

1,800

1,800

1,800

1,800

0

0

0

2,380

3,258

3,569

3,466

2,973

2,781

127

130

133

135

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

46,029

40,964

34,157

34,940

29,998

26,888

21,749

16,438

21,911

38,358

0

0

0

0

0

0

0

0

0

0

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

0

0

0

0

0

0

0

0

0

0

34,535

29,738

22,885

23,168

17,598

12,085

6,772

0

2,312

17,280

0

0

0

0

0

0

0

0

0

0

3,955

3,687

3,733

4,233

4,861

7,263

7,438

8,899

12,059

13,538

46,029

40,964

34,157

34,940

29,998

26,888

21,749

16,438

21,911

38,357

0

0

0

0

0

0

0

0

0

0

0

0

0

0

1

1

1

1

1

1

8,986

9,166

9,349

9,536

9,727

9,922

10,120

10,322

10,529

10,740

20,051

20,452

20,861

21,278

21,704

22,138

22,581

23,032

23,493

23,963

12,340

12,731

12,911

12,978

12,947

12,729

12,342

11,771

11,147

10,799

17,688

19,019

20,164

21,045

21,936

22,611

23,073

23,330

23,325

23,411

59,065

61,368

63,286

64,838

66,313

67,399

68,115

68,456

68,494

68,913

62,057

64,114

66,098

68,172

70,299

73,866

74,727

77,010

79,321

81,700

595

607

619

632

644

657

670

684

698

711

397

405

413

422

430

439

447

456

465

475

496

499

502

506

509

513

517

520

524

528

(1,241)

(1,282)

(1,322)

(1,363)

(1,406)

(1,477)

(1,495)

(1,540)

(1,586)

(1,634)

(1,241)

(1,282)

(1,322)

(1,363)

(1,406)

(1,477)

(1,495)

(1,540)

(1,586)

(1,634)

167

167

167

167

167

167

167

167

167

167

23

23

23

23

23

23

23

24

24

23

1,769

1,804

1,840

1,877

1,914

1,953

1,992

2,032

2,072

2,114

63,021

65,055

67,019

69,071

71,175

74,662

75,553

77,812

80,097

82,449

3,955

3,687

3,733

4,233

4,861

7,263

7,438

9,356

11,603

13,537

3,955

3,687

3,733

4,233

4,861

7,263

7,438

8,899

12,059

13,538

0

0

0

0

0

0

0

0

0

0

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,479

5,024

0

(0)

0

0

(0)

(0)

(0)

457

(456)

(1)

5,023

5,023

5,023

5,023

5,023

5,023

5,023

5,479

5,024

5,023
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15
2035/36

16
2036/37

17
2037/38

18
2038/39

19
2039/40

20
2040/41

Capital Expenditure
WHQS Improvements & Maintenance

34,992

34,352

27,144

26,030

24,756

26,259

New build

0

0

0

0

0

0

Regeneration / Remodelling of existing stock

138

141

143

146

149

152

Acquisition of existing properties

0

0

0

0

0

0

Acquisition of Land

0

0

0

0

0

0

Other Improvements

0

0

0

0

0

0

Other Capital Expenditure

0

0

0

0

0

0

Slippage

0

0

0

0

0

0

Sub Total

35,130

34,493

27,287

26,176

24,906

26,411

Funding B/Fwd

0

0

0

0

0

0

Major Repairs Allowance

7,539

7,539

7,539

7,539

7,539

7,539

Capital Receipts

0

0

0

0

0

0

Borrowing

11,184

10,357

894

0

0

0

Other Funding Sources

0

0

0

0

0

0

Capital Expenditure funded by HRA

16,406

16,596

18,854

18,637

17,367

18,872

Sub Total

35,129

34,492

27,287

26,176

24,906

26,411

Capital Funding Shortfall

0

0

0

0

0

0

Capital Cumulative Shortfall

1

2

2

2

2

2

Management

10,954

11,173

11,397

11,625

11,857

12,094

Repairs & Maintenance

24,442

24,931

25,429

25,938

26,457

26,986

Interest

10,550

10,166

9,621

8,932

8,252

7,577

Capital Financing Charge

24,074

24,502

24,637

24,315

24,310

23,666

Sub Total

70,020

70,772

71,085

70,810

70,876

70,323

Gross Rental Income

85,770

86,677

89,278

91,957

94,716

97,557

Garages

726

740

755

770

786

801

Service Charges

484

494

504

514

524

535

Other Commercial Rental Income

532

536

540

544

549

553

Voids

(1,715)

(1,734)

(1,786)

(1,839)

(1,894)

(1,951)

Bad Debts

(1,715)

(1,734)

(1,786)

(1,839)

(1,894)

(1,951)

WG Affordable Housing Grant (AHG)

167

167

167

167

167

167

Interest on Balances

23

23

23

30

47

73

Other Income

2,156

2,199

2,243

2,288

0

0

Sub Total

86,426

87,368

89,938

92,592

93,000

95,783

Surplus / - Deficit For Year

16,406

16,596

18,854

21,781

22,124

25,460

Capital Expenditure funded by HRA

16,406

16,596

18,854

18,637

17,367

18,872

Voluntary loan repayment

0

0

0

0

0

0

Balance Brought Forward (HRA Reserve)

5,023

5,023

5,023

5,023

8,167

12,924

Surplus / - Deficit after CERA

(0)

(0)

(0)

3,144

4,757

6,588

Balance Carried Forward (HRA Reserve)

5,023

5,023

5,023

8,167

12,924

19,512

Capital Funding

Revenue Expenditure

Revenue Funding
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21
2041/42

65

22
2042/43

23
2043/44

24
2044/45

25
2045/46

26
2046/47

27
2047/48

28
2048/49

29
2049/50

30
2050/51

23,829

27,779

30,454

38,477

45,289

47,115

40,391

35,309

39,813

42,576

0

0

0

0

0

0

0

0

0

0

155

158

162

165

168

171

175

178

182

186

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

23,984

27,937

30,615

38,642

45,457

47,287

40,566

35,488

39,995

42,762

0

0

0

0

0

0

0

0

0

0

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

7,539

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

16,445

20,398

23,076

31,103

37,918

39,748

33,027

27,949

32,456

35,223

23,984

27,937

30,615

38,642

45,457

47,287

40,566

35,488

39,995

42,762

0

0

0

0

0

0

0

0

0

0

2

2

2

2

2

2

2

2

2

2

12,336

12,583

12,835

13,091

13,353

13,620

13,893

14,171

14,454

14,743

27,526

28,076

28,638

29,210

29,795

30,391

30,998

31,618

32,251

32,896

6,922

6,296

5,703

5,142

4,616

4,136

3,638

3,196

2,801

2,447

22,700

21,495

20,332

19,289

17,424

16,446

16,440

14,625

13,076

11,690

69,484

68,450

67,508

66,733

65,188

64,593

64,969

63,610

62,582

61,776

102,416

103,500

106,605

109,803

113,098

116,492

122,294

123,585

127,292

131,111

817

834

850

867

885

902

920

939

958

977

545

556

567

579

590

602

614

626

639

652

557

562

567

571

576

581

586

591

596

602

(2,048)

(2,070)

(2,132)

(2,196)

(2,262)

(2,330)

(2,446)

(2,472)

(2,546)

(2,622)

(2,048)

(2,070)

(2,132)

(2,196)

(2,262)

(2,330)

(2,446)

(2,472)

(2,546)

(2,622)

167

167

167

167

167

167

0

0

0

0

120

182

242

297

337

378

450

566

701

840

0

0

0

0

0

0

0

0

0

0

100,527

101,660

104,734

107,892

111,130

114,463

119,973

121,364

125,094

128,937

31,043

33,210

37,226

41,159

45,942

49,870

55,004

57,754

62,511

67,160

16,445

20,398

23,076

31,103

37,918

39,748

33,027

27,949

32,456

35,223

0

0

0

0

0

0

0

0

0

0

19,512

34,109

46,921

61,070

71,127

79,151

89,273

111,250

141,055

171,110

14,597

12,811

14,150

10,056

8,024

10,122

21,977

29,805

30,055

31,938

34,109

46,921

61,070

71,127

79,151

89,273

111,250

141,055

171,110

203,048
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Appendix 5

WHQS Governance
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For more information visit:

www.wrexham.gov.uk
www.gov.wales
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