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1.        INTRODUCTION 
 
Welcome to the first Business Plan for Now Housing Limited. 
 
1.1 About this Business Plan 
 
This Business Plan sets out our vision, objectives and the activities we intend to engage in to 
implement the objectives, along with funding arrangements, forecast budgets and the 
relationship between Now Housing and its shareholder, Welwyn Hatfield Borough Council.   
 
The Business Plan covers the operating period to 2019 to 2025 in detail, and provides an 
insight to objectives, priorities and financial projections beyond that date. 
 
This Business Plan identifies a financially viable position based on the assumptions used to 
deliver homes in the borough of Welwyn and Hatfield which are truly affordable to local 
people. 
 

1.2 Our Vision 
 
Now Housing aspires to be an entrepreneurial housing provider, developing and delivering 
exemplary housing. Our vision is to play a dynamic role in increasing the provision of 
genuinely affordable housing in Welwyn Hatfield. 
 
Our overarching objective is to contribute to Welwyn Hatfield Borough Council’s aspirations 
to meet local housing demand by providing the right type of genuinely affordable housing to 
local residents who have lower priority on the Housing Needs Register or who are not 
currently eligible for social rented housing, but who are not able to afford to buy or rent in 
the private market.  In this way Now Housing will complement the council’s provision of 
social rented homes which it delivers through its Housing Revenue Account. 
 
Now Housing will work with developers, registered providers, architects and other housing 
specialists to develop homes and help create communities that will thrive for many years to 
come.  
 
1.3 Strategic Objectives and Aims 
 
The aims of Now Housing Limited, as set out in the Articles of Association are to: 
 

 Provide good quality, well managed, mixed tenure homes which local 
people can afford to live in and which complement the council’s existing 
and planned housing provision including specialist housing where 
required; 

 Support the growing demand for a mix of housing tenures for residents in 
the borough of Welwyn Hatfield by providing intermediate, low cost home 
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ownership or open market homes and letting sub-market and market  
rented homes; 

 Be a financially robust company, generating a profit to be used for the 
purpose of providing more affordable housing and delivering financial 
returns to the shareholder;  

 Stimulate local housing regeneration and partnership working  

 
Our target is to provide 372 homes over the next 5 years and seek to continue beyond the 
life of this business plan, providing innovative solutions to support the council’s housing 
objectives. This could include acquisitions from local developments, forward transactions of 
housing from other developers, purchases from existing homeowners and for the future 
joint venture partnerships. 
 
The company will be financially robust, aiming to generate a small profit to be used for the 
purpose of providing more affordable housing and where possible deliver financial returns 
to the shareholder. 
 
1.4 Housing need in Welwyn Hatfield 
 
The council has completed a Strategic Housing Market Assessment (SHMA) and the 

objectively assessed need (OAN) for housing across all tenures has been updated over time 

to reflect the changing context for assessing housing needs. Analysis has indicated a need 

for 16,000 new homes over the local plan period (up to 2032). The local plan is currently in 

the examination phase and as the final delivery targets are not known. 

A significant level in housing growth is required within the borough for older people, to 
respond to an ongoing increase in the ageing population as well as accommodating a 
predicted increase in younger new household formation.  
 

The council recently commissioned a report by Savills to identify affordability and demand 
issues in Welwyn Hatfield.  The report focused on household income and housing costs 
within the different towns and villages across the borough. The report identified that: 
 

 Data from the borough’s housing needs register shows that 82% of total housing need is 
1 or 2 beds (including studios for single people). This is also in line with the English 
House Survey which shows that 77% of private renters, spending >30% of their monthly 
income on rent, need a 1 or 2 bed home. 

 The research showed that there is demand for affordable housing across the borough.  
However in Welwyn Garden City and Hatfield there are large affordability gaps affecting 
households in a narrow range of income bands.  In Welwyn Garden City, the 
affordability gap affects approximately 2,000 households earning between £25,000 and 
£55,000. In Hatfield, around 2,100 households earning between £20,000 and £35,000 
are constrained because they are unable to access either social rented or market priced 
homes. 
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 The report has recommended that in order to maximise the potential demand pool for 
an intermediate product, Now Housing should service the needs of the greatest number 
of households over the smallest number of income bands.  

 
Therefore, to complement the work that the council is doing to increase the supply of social 
rented and family sized homes, Now Housing Limited  will seek to address the need for sub 
market housing in around Hatfield and Welwyn Garden City, mainly focusing on one and 
two bedroom properties. 
 
To help reduce the need for households to move home where there is a change in their 
income or life choice, Now Housing will work to develop a new Flex product which will be 
bespoke to Welwyn Hatfield and could have the potential to change the tenure of the home 
to meet the residents’ needs, whilst they continue living there.  Flexrent will be based on 
different price points for rental, starting at local housing allowance rates and progressing up 
towards market rent and Flexbuy will focus on a rent-to-buy product.  Both of these 
products are in development.   
 
For the purpose of this Business Plan, rental income is assumed at local housing allowance 
rates.  However once the Flex product has been finalised there will be the opportunity to 
charge higher rents between local housing allowance and market rates for households who 
have a higher level of income (yet to be determined).  In this event the financial forecasts as 
set out in the business plan will be enhanced. 
 
1.5 Key Activities 
 
Now Housing undertakes the following activities: 
 

 Progressing schemes on which it has taken an interest in the land, from planning 
consent through detailed and technical design to construction, occupation and into 
management; 

 

 Actively exploring the market for acquisition opportunities from both the open sales 
market but also new housing developments within the area; 
 

 Acquiring homes and land through purchase from the council, including General Fund 
and Housing Revenue Account assets 
 

 Exploring and securing grants, resources and wider opportunities to increase the 
quantum of homes that are delivered, thereby enabling it to make a positive impact 
upon Welwyn Hatfield’s housing supply. 

 

 Engaging with partners and acting as a member of Joint Ventures or Limited Liability 
Partnerships, as required. 
 

 Effectively managing its housing asset, ensuring a comprehensive schedule of planned 
maintenance  
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 Delivering management and repairs services to its tenants, to the highest possible 
standards and acting as an exemplar to other landlords in Welwyn Hatfield, inspiring 
improved standards across rented homes of all types within the borough 
 

 Promoting and raising the brand profile of Now Housing to promote the benefits of 
quality, affordability and innovation in the delivery of homes to meet current and future 
housing need, with the aim of stimulating provision by private and registered landlords 
alike 

 

 Representing the council in forums with other providers. 
 
2. THE COMPANY STRUCTURE 
 

Now Housing will be operated through a Board of Directors. The Board will be responsible 
for ensuring effective delivery of the company Objectives in accordance with this Business 
Plan. Day to day operations will be contracted to the council’s service teams through a 
service level agreement.  A Chair will be selected for the Board and the Chair will be the 
principal point of contact for the Board. 
 
The council will have interests in the company through two roles: 

 As sole shareholder 

 As secured lender 
 
The Company's board of Directors will be responsible for the delivery of the Company's 
business plan; the Council as shareholder will require performance and financial reporting in 
line with the usual expectations of a shareholder. 
 
2.1 Governance arrangements 
 
Our board will be made up of council officers and at least one independent member who 
will bring relevant knowledge and experience in housing and other related disciplines. 
 
Now Housing will ensure that it has access to the appropriate advice and expertise, in 
particular in financial management, contract management and housing development. 
 
A range of supporting strategies and policies will be developed, so that the Company can 
comply with all of its legal obligations and to ensure clear frameworks for service delivery in 
line with its business plan, and its aims and objectives.  The board will maintain and review 
all policies to ensure they remain up to date, legally compliant and relevant. 
 
In terms of corporate infrastructure, the board will ensure that: 

 Suitable office premises are made available for business activities 

 ICT systems for data management and email (which will be fully compliant with all 
prevailing data protection legislation and statutory guidance). 

 Appropriate insurance provision is made for: 

 Day to day operations of Now Housing, including indemnity cover for staff and 
Directors 
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 The protection of company assets, including its properties  

 Appropriate financial management systems are in place  

 Appropriate development management tools are available. 

 There is a functioning website and supporting e-communications  
 
In terms of professional registrations, the board will be responsible for ensuring Now 
Housing is registered appropriately with all statutory and trade bodies required to support 
the effective functioning of the company. 
 
Now Housing will seek to become accredited through the council’s Landlord Accreditation 
Scheme (PAL), the borough’s private landlord accreditation scheme. 
 
2.2 Decision Making 
 
The Company's decision making will be overseen by the Board of Directors with day to day 
operations being delegated to council officers.  The board will establish systems of control 
(including functions that are reserved to the board) alongside performance and financial 
reporting arrangements which will operate on a regular basis, and in conjunction with 
advisers and officers, devise a comprehensive system of internal reporting at scheme, 
programme and company level. 
 
The council's interests will be operated through two principal routes. 
 

1. As shareholder, through a Shareholder Agreement, which sets out the basis for the 
investment into the company and the mechanism by which Now Housing will report 
back to the council’s appointed representative.   The council will approve Now 
Housing’s Business Plan and changes to funding arrangements on an annual basis, as 
part of its own budget setting processes.    Performance against the business plan 
will be reported to the council on a quarterly basis.   

 
2. As lender, the council will agree the basis for loans to be made to the company, and 

the terms upon which those loans are made.  A drawdown trajectory will be 
established and agreed annually in advance via the business plan and budget setting 
process. A mechanism to ensure flexibility in drawing funds whilst protecting the 
interests of the council will be established. 

 
2.3 Auditing 
 
The Board of Now Housing will appoint an external auditor for the sign-off of annual 
accounts and to provide ad-hoc advice. The auditors will be agreed in consultation with the 
council, which will provide continuity. 
 
As part of its due diligence the council and Board of Now Housing will commission internal 
audits from time to time.  
 
2.4 Risk Management and Mitigation 
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The Board will maintain a risk register, in order to support it in monitoring and managing the 
risks associated with all business activities proposed within this Business Plan. 
 
Now Housing has a risk management approach that aims to promote a ‘risk aware’ culture 
which encourages the identification and assessment of risks on a programme level, and then 
assigning ownership for mitigation. Regular risk reporting will operate, to include 
operational and strategic risk review meetings, aimed at setting out and monitoring the 
level of exposure on a programme level. 
 
The risk register reflects the main risks that have been identified by the Board; these are 
risks which could hinder delivery of the proposed development programme or represent 
future financial or reputational risks to the council as funder and guarantor of any funding of 
the development programme (and thereafter the new housing stock under management).  
The risk register forms part of this Business Plan and as such will be approved by the 
shareholder and its representatives as part of the approval process for this Business Plan.  
As such, monitoring and progress reports to the shareholder will include an update on the 
risk register as part of its monitoring and review process. 
 
  
3. DELIVERY AND MANAGEMENT 
 
This Business Plan is based on a delivery target of over 370 homes in its first five years. 
There will be various routes to achieving this target, including developing and acquiring 
homes. This plan complements the Housing Delivery Strategy in delivering the number of 
affordable homes within the Borough. All potential acquisitions and developments will have 
gone through the council’s Housing Delivery Group where all options would have been 
considered for the sites suitability for discounted market rent to complement HRA 
affordable housing or instead of. 
 
State Aid is an important factor to consider when setting up such a company. It must be 
demonstrated that the company is on an ‘even keel’ with other operators. For example, 
loan terms have to be comparable to the market, but also the ration of funding and equity 
input. Given that the company’s main aim would be owning and operating sub-market 
rented accommodation the levels of loan financing could be at 100% given its nature and 
interest rates lower than market levels. Hence, the plan assumes a cost of borrowing to the 
company above the cost of borrowing to the council but below market rates. 
 
Should the company need to also operate in the open market, such as charging market 
rents, to subsidise its affordable housing units, separate agreements would need to be 
made with the council for the financing of these activities.   
 
The financial modelling will be launched in 2019/20 and will focus on the initial set up and 
operational costs for Now Housing. 
 
Acquisitions of properties are planned to commence in 2020/21 and developments in 
2021/22. 
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This section details the level of purchases that are in the pipeline, acquisitions assumed and 
potential developments. 
 
3.1 Proposed Projects 
 
The following form the confirmed pipeline for Now Housing Limited. 
 

 Studio 1 Bed 2 Bed Total 

Inspira House 36 18 - 54 

Chequersfield - 2 18 20 

Total 36 20 18 74 

 
Having initially been identified as ideal for an intermediate rental solution, Inspira House in 
Welwyn Garden City is currently in the ownership of the council’s Housing Revenue Account 
(HRA) and is being used as temporary accommodation (TA) whilst regeneration works are 
completed on the council’s other TA sites.  The plan will be to transfer the properties to 
Now Housing at an appropriate value once they become void so that they can become a 
Flex product. No Stamp Duty Land Tax has been modelled on the assumption that group 
relief will be achieved and an allowance for conveyancing costs has been allowed. 
 
Chequersfield are properties in a residential development that are being purchased by the 
council.  The development comprises a mix of social rented homes to be owned and 
managed by the HRA and Flexrent homes which will be purchased by Now Housing.  Now 
Housing will purchase these units at an appropriate value, assuming no SDLT obligations, 
through group relief, and a provision for conveyancing costs. 
 
3.2 Potential Projects 
 
Now Housing will seek to add to the 74 properties in its pipeline by seeking homes through 
both acquisition and development. These are detailed below: 
 
3.2.1 Open Market Purchases 
 

Year Area 1 Bed 2 Bed Total 

2020/21 Hatfield 10 2 12 

 Welwyn Garden City 6 6 12 

2021/22 Hatfield 10 2 12 

 Welwyn Garden City 6 6 12 

2022/23 Hatfield 10 2 12 

 Welwyn Garden City 6 6 12 

2023/24 Hatfield 10 2 12 

 Welwyn Garden City 6 6 12 

2024/25 Hatfield 10 2 12 

 Welwyn Garden City 6 6 12 

Total  80 40 120 
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To achieve a high level of growth in property ownership the plan has assumed that Now 
Housing Limited will purchase from the open market. Primarily the target properties will be 
homes formerly owned by the council.  This is because the price will be generally at the 
lower end of the market, the council is likely to own the freehold, if the property is 
leasehold, and the design and future investment needs are likely to fit within the council’s 
existing maintenance programmes.  A clear set of criteria will be agreed, to ensure that 
purchases are suitable. 
 
However, to ensure that the level of acquisitions assumed in the first five years of operation 
is achieved, the price-points assumed within the business plan are that properties acquired 
will not necessarily be ex-HRA properties, but other properties at the lower price-end of the 
market. When Now Housing seeks to purchase these properties, particularly ex-HRA ones, 
they will be subject to meeting our financial appraisal targets detailed later in this plan. 
 
Now Housing will also be mindful of any possible negative impact that the acquisition 
activity has on the wider market and take any remedial action necessary to mitigate this.  
 
The modelling assumes a maximum of mid-price purchase point for each property type 
within the assumptions for the financial plan which will allow for some initial improvements 
to the properties but also allowances for SDLT and conveyancing costs. 
 
3.2.2 Purchases from Identified Developments 
 

 Year 1 Bed 2 Bed Total 

Site 1 2020/21 3 3 6 

Site 2 2021/22 5 5 10 

Site 3 2021/22 3 3 6 

Site 4 2021/22 5 5 10 

Site 5 2022/23 3 3 6 

Site 6 2022/23 3 3 6 

Site 7 2022/23 5 5 10 

Site 8 2023/24 10 10 20 

Site 9 2023/24 15 15 30 

Total  51 51 104 

 
As with Chequersfield, Now Housing could seek to purchase properties that will be 
marketed for sale from developers as early as planning approvals are gained. 
 
The above table is from a range of sites that will be coming to market with an assumed 
number of purchases on each, dependant on the overall size of the development. 
 
Assumptions have been made for market values within the plan and additional provision for 
SDLT and conveyancing. 
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3.2.3 Discounted Market Purchases 
 

Year Area 2 Bed 3 Bed 4 Bed Total 

2020/21 Hatfield 2 3 1 6 

 Welwyn Garden City 2 3 1 6 

2021/22 Hatfield 2 3 1 6 

 Welwyn Garden City 2 3 1 6 

2022/23 Hatfield 2 3 1 6 

 Welwyn Garden City 2 3 1 6 

2023/24 Hatfield 2 3 1 6 

 Welwyn Garden City 2 3 1 6 

2024/25 Hatfield - - - - 

 Welwyn Garden City - - - - 

Total  16 24 8 48 

 
In line with the aspirations within the council’s Older Person’s Housing Strategy, Now 
Housing will roll out a Discount Open Market Purchase scheme.  The aim of the scheme is to 
identify older owner occupiers who are under occupying family sized accommodation and 
have expressed a wish to sell their home at an appropriate discount in exchange for an 
allocation of a sheltered housing flat.  This approach fits with the council’s strategic aims for 
reducing under occupation in the borough, thereby making the best use of housing stock. 
 
The discount will be determined by scheme viability and each purchase will be negotiated; 
for the purposes of the model set out in this Business Plan, it has been assumed that a 
discount of 25% on market value will be achieved.  
 
The acquired property will then be let at a sub market rent to a household in housing need. 
 
Allowances have been made within the modelling for Stamp Duty and Land Tax (SDLT) and 
conveyancing costs. 
 
3.2.4 Development 
 
The council will continue to actively pursue new development opportunities as part of its 
Affordable Housing Programme and this will be done in partnership with Now Housing, so 
that tenure options for the new homes can be widened.  The mainstay of the council’s 
housing programme will continue to be social rented housing; however Flex products will be 
introduced into the range of homes delivered to meet unmet need within the borough.  In 
this way Now Housing will complement the council’s HRA delivery programme.  
 
Currently there are three development opportunities specifically for Now Housing, as set 
out in the following table:  
 

 Year 1 Bed 2 Bed 3 Bed Total 

Inspira House – Void Land 2021/22 4 - - 4 

Scheme in Welwyn Garden City 2022/23 6 6 - 12 
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Inspira House – Floor Extension 2023/24 - 5 5 10 

Total  10 11 5 26 

 
An appropriate range of development cost assumptions have been made and no land cost 
implications. 
 
3.3 Growth beyond the Plan (5 Years) 
 
Whilst this plan identifies the assumed acquisition and development of 372 units, the 
intention is that Now Housing Limited will continue to grow its portfolio in careful 
consideration to the council’s Housing, Homelessness and Rough Sleeping Strategy, and 
Housing Delivery Strategy. 
 
The options available will continue to be open market purchases, the potential for a greater 
number of acquisitions from development sites as a result of land release following the 
Local Plan adoption, but also an extension to the discounted market purchase scheme. 
 
Furthermore, Now Housing Limited will seek to work with the council on sites that will 
become available for development in order to provide the Flex product where this is 
needed. 
 
3.4 Funding and Viability 
 
The affordable housing activities of Now Housing Limited will be 100% loan financed 
through on-lending by the council. Lending will be based on rates that reflect the non-
commercial nature of the business of letting properties at affordable levels. However, Now 
Housing is a company limited by shares and will not be a registered provider. The financing 
rates will ensure that both the council and Now Housing remain state aid compliant, which 
is explained in more detail in the risks section of this plan. 
 
The funding facility for Now Housing Limited will be agreed on an annual basis through the 
business planning process after both Board and Council approval as part of the budget 
setting process. This will provide certainty in terms of the total amount that can be drawn 
down within a year in order to acquire and develop properties. Towards the beginning of 
the year the actual drawdown mechanism will be agreed as to how the loan facility is drawn 
over the year. 
 
Now Housing will assess individual and site based appraisals for all acquisitions and 
developments before entering any agreements to move forward. This will be undertaken 
using proprietary appraisal software along using a pre-set of assumptions including: 
 

 Assumed rent level for the property/area 

 Management costs as per the latest contract 

 Maintenance Costs based on the latest contract and repairs activity for similar 
properties 

 A profile of expected life-cycle costs over a period of 50 years based on existing 
condition 
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 Ensuring that the appropriate initial net yield rate is achieved and that the finance 
attributable to the property/development is repaid within a pre-set period. 

 
Development scheme cost assumptions will be benchmarked and informed by professional 
cost consultants, where required, scheme valuation assumptions will be externally sourced 
and supported by an independent RICS accredited valuation report when the scheme is 
ready for approval. 
 
Now Housing will develop a set of financial regulations and procedures that will define these 
and ensure that proper process is followed before final recommendations seeking approval 
to develop or purchase goes to the Board or delegated officers. 
 
3.5 Management of Properties 
 
Now Housing Limited will enter into a management agreement with the council’s landlord 
services to provide the following services: 
 
Management Service  

 Single contact Property and Lettings Manager (PLM) for tenants 

 Rent collection and arrears management  

 Transfer of rental monies to Now Housing Limited  

 Monthly reporting on rental and works statements  

 Tenancy and Repairs Management  
 
Re-let Service  

 Advertising re-lets or allocations through the borough’s housing needs register and more 
widely where an allocation is unable to be made through the housing needs register.  

 Accompanying potential tenants to viewings.  

 Cleaning of void properties and bringing to the appropriate lettable standard.  

 Organising any necessary minor or major works. 

 Ensure all necessary administration and eligibility checks for entering into tenancy 
agreement and are carried out as per contractual agreement. 

 
Maintenance Service 

 Through the repairs contractor to the council, take repair calls and arrange 
appointments. 

 Recharge the costs of the repairs to Now Housing Limited. 

 Management of the life-cycle programme, recording and forecasting works that need to 
be undertaken through an asset register. 

 
The annual fee payable to the council will be based on a net percentage of rent collected, 
deducted from monthly payments along with the cost of works, reconciled to landlord 
statement. 
 
The assumed percentage of management fee, maintenance costs and life-cycle costs have 
been factored into the financial modelling for the Business Plan. 
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3.6 Operational Support 
 
In addition to the landlord services the council will also provide additional support services 
to the company. These will include: 
 

 Financial Services – for the production of annual accounts, up keep of the financial 
systems, management accounts and liaison with the external auditors. 

 Legal Services – for any tenancy issues, conveyancing, acquisition transactions. 

 Communications and Marketing 

 Development Management Services 

 Company Secretary – to provide the company secretary duties and board meeting 
facilitation. 

 Directorate Support – to provide specialist support to Now Housing. 

 Grounds Maintenance – to wholly owned blocks of flats 
 
In addition to these services Now Housing will an independent valuer for the purposes of 
the annual accounts. 
 
An appropriate level of costs of these services have been included within the financial 
modelling for the business plan.  These costs have been identified through benchmarking 
across the sector. 
 
4. OPERATIONS  
 

4.1 Achieving the Business Plan targets through acquisition activity 
 
The council currently has a development team which as part of their responsibilities is 
identifying the opportunities for both development and acquisition for the council’s HRA. 
This will extend to Now Housing through a service level agreement.  
 
The team currently networks with a range of organisations such as registered providers, 
developers that are active in the area, but also direct approaches with alternative 
propositions. Through the council’s acquisitions programme it already has strong links to 
local estate agents.  
 
Any acquisitions programme delivered though the company will need to complement the 
council’s own programme.  
 
With regards to developments that are not Now Housing’s own, i.e. those that are 
progressing in the Borough and potentially within the Local Plan, the council’s development 
team will open discussions with the developers for these sites to identify the potential for 
purchasing properties off-plan. It is likely that number of properties Now Housing would 
seek to purchase would be low in the overall proportion for each development. In all cases 
Now Housing would seek to achieve lower than market values.  
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For discounted market purchases, the council already holds a list of homeowners in ex-HRA 
properties who are interested in this scheme. Therefore, there is potentially a pipeline 
already in place. The development team will work with the council’s neighbourhood housing 
team to re-establish a marketing programme to extend this list. 
 
Any potential acquisitions will be subject to stringent tests to ensure that they are 
financially viable and meet housing need. 
 
In order for Now Housing to be agile and responsive to new opportunities which arise, many 
of which may have a short window, Now Housing will have an agreed annual loan facility 
based on the annual business plan. The agreement will allow for such opportunities and will 
effectively replace the provisions for acquisitions for open market purchases, for example.   
Defined procedures and processes will be agreed with the council to enable this to 
transpire, within the parameters of the councils’ treasury management strategy and taking 
into account the approved risk register.  Updates on activity will be reported back to the 
shareholder as part of the quarterly reporting  
 
4.2 Development  
 
The councils’ development team will co-ordinate and manage the development schemes 
included within this plan as per the service level agreement between the council and Now 
Housing, and as part of the Housing Delivery Strategy for delivering more affordable homes, 
will continue to identify and work up sites that are both suitable and viable. The Housing 
Delivery Group will have considered the suitability of the site for discounted market rent 
before more detailed appraisal work is undertaken.  
 

4.3 Position within the Market 
 
Now Housing will develop its corporate identity during 2019/20 and into 2020/21. The 
purpose of this will be to ensure that the supply chain and all stakeholders understand the 
purpose and vision of Now Housing and its relationship to the council.  
 
4.4 Understanding Demand 
 
Now Housing will always aim to be responsive to any changes in the market.  We will work 
with and be informed by the council to ensure that we are kept fully appraised of current 
and future housing demand and supply within the local housing market.  In this way Now 
Housing will continue to meet fulfil its’ aims and objectives and those of the council.  
 
In addition, Now Housing Limited, in conjunction with its lender, could decide that if certain 
properties are not viable as a Flex product, they will be offered to the HRA for letting at 
social rents and in the event that they are not required by the HRA, these can be sold on the 
open market - with receipts being recycled to replacement properties that meet the revised 
demand. 
 
4.5 Rent Policy (Flexrent) 
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Now Housing will provide flexible tenure and rent levels to allow it to meet local housing 
need and to help promote sustainable communities and successful, thriving families.  This 
will include ensuring that the lowest rent level reflects the Local Housing Allowance (LHA), 
so that households in receipt of Universal Credit/Housing Benefit top-up can afford their 
rent. Now Housing will have a rent policy which reflects this. 
 
For the purposes of this initial business plan the basis for rental assumptions and table 
below depicts the level of monthly rents assumed for different property sizes: 
 
 LHA LHA LHA LHA 

 1 Bed 2 Bed 3 Bed 4 Bed 

Market 
Purchase 

£675 £860 -  

On-Line 
Developments 

£675 £860   

Pipeline £675 £860   

Own 
Developments 

£675 £860 £1,062  

Discounted 
Purchase 

- £860 £1,062 £1,277 

 
The LHA is based on the 2019.20 South East Herts Broad Rental Market Analysis (BRMA) 
published on the Direct Gov website – provided by the Valuation Office Agency.  
 
The LHA levels have been frozen at these allowances for the past five years and are due for 
review by April 2020. Therefore, it is anticipated that these will increase. The assumptions 
used in this plan are cautious, with CPI increases of 2% per annum, which is less than the 
Government’s current social rent policy. 
 
The LHA levels are inclusive of service charges, wherever they may apply and the business 
plan has provision for costs related to these services. Assuming the type of properties 
purchased we anticipate that the LHA levels charges will be between 75% and 80% of 
market rent levels.  
 
The actual application of the flexrent product will vary where potentially some rents might 
be set lower than those modelled, but this will be offset against those that will be higher 
when the affordability tests are applied.  
 
Now Housing will adhere to procedures to ensure that the net rental income forecast does 
not fall below the agreed annual budget, as per the annual business planning process. This 
will ensure a balanced position when considering rent lent levels for each re-let. 
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5. FINANCIAL STRATEGY 
 
5.1 Financial Controls 
 
The Board will approve a newly formed set of financial regulations devised specifically for 
Now Housing but in-line where possible with the council’s. These establish financial 
controls, authorities and delegations commensurate with the objectives of Now Housing 
‘and the regulatory context’ within it operates.  
 
5.2 Budgets 
 
We recognise that sound financial management will be critical to the success of the start-up 
of Now Housing.   
 
Outline budgets will be developed based upon this Business Plan for the development, 
acquisition and overheads each year.  This will identify the financing required as part of the 
annual loan facility agreement. 
 
In cash terms these will be neutral in that sufficient financing will meet the expenditure 
requirements. 
 
The forecast accounting statements will include some non-cash entries such as revaluation 
and the corporation tax due on this. These are presented in Appendix 2. 
 
It is anticipated that early development schemes will require direct and indirect financial 
support from the council to facilitate the developments and to contain risks within 
acceptable parameters.  In determining the type of support to be provided legal and 
contractual requirements will be given full consideration. 
 
The basis of financial viability for each site and acquisition will be agreed by the Board and 
delivery group prior to drawdown of funds, as part of the annual facility, and will be 
regularly monitored throughout the delivery period. 
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5.3 Funding and Investment Need 
 
This section lays out the cash flows for Now Housing Limited and demonstrates the funding 
required: 
 

 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 

 £’000 £’000 £’000 £’000 £’000 £’000 

Net Rents  (£786) (£1,577) (£2,351) (£3,245) (£3,689) 

Less:       

Management  £85 £164 £233 £322 £366 

Maintenance  £56 £108 £153 £211 £240 

Overheads (Incl Set Up) £89 £86 £88 £89 £91 £93 

Net Operating (Income) / 
Expenditure 

£89 (£555) (£1,209) (£1,864) (£2,604) (£2,972) 

Less:       

Acquisition/Development  £25,225 £17,013 £12,811 £18,711 £3,774 

Interest Charges £1 £659 £1,269 £1,768 £2,389 £2,641 

Corporation Tax      £10 

Funded by:       

Net Loan Finance 
Requirement 

£89 £25,328 £17,072 £12,715 £18,496 £3,454 

Note: Rounding of Values will cause minor balancing issues in this table 
 
Over this period Now Housing will require c£77.154million in net borrowing in order to 
acquire and develop 372 homes. 
 
Whilst the cash balances will be neutral, Now Housing will not show an operating profit 
(excluding gains on revaluations) until 2023/24, at which point Corporation Tax will be due 
(and payable in the following year). 
 
The accounting financial statements are presented in Appendix B.  
 
5.4 50 Year Projections 
 
In order to demonstrate financial viability for Now Housing Limited, the graph below 
projects the loan profile over a 50-year period. 
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The above graph is based on the amount of surplus cash generated within Now Housing 
being utilised on loan repayments, effectively presenting the loan in a revolving position. 
 
According to the assumptions within the model, loan balances are forecast to be repaid 
within a 48-year period. Actual loan arrangements with varying repayment schedules will 
impact upon the profile above though it would be expected that these would be repaid 
within a 50-year timeframe from being drawdown. 
 
No dividends are forecast to be paid to the shareholder during this period as surplus cash is 
utilised for debt repayment. Therefore, if dividend payments were to be made, this would 
impact upon the duration of the loan period. However, beyond year 48 dividends could 
clearly be made. 
 
A further viability test for Now Housing will be to compare its net asset value against the 
loan profile. This is demonstrated in the graph below: 
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Using house price inflation of CPI (2%) the net asset values quickly increase whilst the debt 
balances gradually increase.  The net asset values shown allow for Corporation Tax due on 
the increase of asset value and is held as a liability on the balance sheet until the asset is 
sold or disposed of. The net asset values also reflects cash balances held by Now Housing. 
 
The above two graphs present a viable position for Now Housing, based upon the 
assumptions within this business plan and those that sit behind it. 
 
5.5 Financial returns to the council 
 
Now Housing will work with the council to deliver on its objectives to meet housing need 
across the borough, whilst recognising that a financial return to the council is possible in the 
longer term.  A financial return is not the main driver for the council, especially in the early 
years of Now Housing. 
 
The council has a dual interest in terms of Now Housing in that it will increase the level of 
affordable housing within the Borough, without any form of subsidy, whilst potentially 
delivering a financial return. 
 
The key source of financial return will be from the premiums that the council will charge to 
Now Housing over its cost of borrowing. This will provide a long-term source of income to 
the council whilst ensuring that Now Housing Limited is charged an appropriate rate of 
interest, commensurate with the product which it is delivering and this Business Plan. 
 
Assuming that the loan premium is set at 0.5% based on the projected cost of borrowing to 
the council of 3.0% (over a 50-year period) the financial benefit is shown in the graph below. 
Actual premiums and costs may vary, and will be determined in the Loan Ageement/s: 
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During the period of acquisition and development the loan premiums will increase reflected 
by the loan balances. Once debt has peaked and loan balances reduce the premium will 
respectively. 
 
Further to the loan premiums the council will benefit from the following: 

 Benefits from the service level charges to the company, depending on capacity 
within the associated departments 

 The HRA will benefit in respect of the management fees that it will charge 
 
Finally, as shareholder, it will benefit from the net asset value of the company. Through Now 
Housing it will own assets that will be appreciating in value against a reducing debt position. 
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APPENDIX A – YEAR ONE TARGETS TO DELIVER THE OBJECTIVES 
 

Priorities Action By when Who? 

1. Growth    

Create Business Plan (BP), financial model; and 
resource plan to achieve target of over 370 
affordable homes within 5 years. 

• Produce draft financial model for a viable 
business, and share with the council and 
board  

• Propose appraisal assumptions; viability 
rules and hurdles by tenure. 

• Produce narrative BP  

October 2019 Savills to lead, with input 
from nominated officers 
with support from 
Trowers and Hamlin 

Revised financial processes, with agreed 
protocols with the council. 

Mapping and creation of necessary processes 
and protocols. 

January 2020 Board 
Council officers. 

Staffing resource and Service Level 
Agreements with the council agreed. 

• Developing service level agreement and 
schedules, detailing the tasks which will be 
undertaken by the council on behalf of the 
housing company 

• Ensuring staffing within council teams to 
deliver on the targets set out in this business 
plan.  The spending requirements set out in 
the business plan assume an element of 
staff resources for this purpose. 
 

January 2020 Board 
Council officers. 
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Priorities Action By when Who? 

 

2. Provide innovative housing solutions to 
contribute towards increasing housing 
supply 

   

Seek to acquire housing through agreements 
with developer, registered providers, estate 
agents and direct marketing 

As set out in the council’s Delivery Strategy Life of Business Plan Board 
Development Team 

Consider business case for being a vehicle for 
joint ventures or other mechanisms for 
working with developers on council existing or 
new council major projects. 

As set out in the council’s Delivery Strategy Life of Business Plan Board 
Development Team 
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Priorities Action By when Who? 

3. Build working relationships with council 
and others, build external reputation 

   

Agree clear roles, responsibilities and reporting 
requirements set out between Now Housing 
and council officers, and communication 
protocols and processes in place. 

Part of work to set up the company End November 2019 Board 
Council officers 

Internal communication plan delivered to brief 
council colleagues on Now Housing purpose, 
strategy and action plan. 

Follows final version of BP. 
 
Needs a clear delivery plan. 

End January 2020 Board 
Council officers 
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APPENDIX B – FINANCIAL FORECASTS 
 

Income & Expenditure Account 
 

 
 
 
 
 
 
 
 

2019.20 2020.21 2021.22 2022.23 2023.24 2024.25 2025.26 2026.27 2027.28 2028.29 2029.30 2030.31 2031.32 2032.33 2033.34

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10 Yr 11 Yr 12 Yr 13 Yr 14 Yr 15

Income:

Rent - Private Sector £0 £802,442 £1,609,614 £2,397,411 £3,309,490 £3,763,451 £3,898,312 £3,976,278 £4,055,804 £4,136,920 £4,219,658 £4,304,051 £4,390,132 £4,477,935 £4,567,494

Voids Loss £0 -£16,049 -£32,192 -£46,600 -£64,815 -£73,866 -£76,536 -£78,066 -£79,628 -£81,220 -£82,845 -£84,501 -£86,191 -£87,915 -£89,674

Total Income £0 £786,393 £1,577,422 £2,350,811 £3,244,675 £3,689,584 £3,821,776 £3,898,212 £3,976,176 £4,055,700 £4,136,814 £4,219,550 £4,303,941 £4,390,020 £4,477,820

Expenditure:

Direct Management Costs £0 -£62,460 -£125,686 -£180,834 -£247,579 -£280,597 -£289,160 -£293,143 -£297,205 -£301,348 -£305,574 -£309,885 -£314,282 -£318,766 -£323,341

Service Charge Costs £0 -£22,600 -£38,624 -£52,466 -£74,141 -£85,610 -£89,124 -£90,907 -£92,725 -£94,580 -£96,471 -£98,401 -£100,369 -£102,376 -£104,424

Maintenance Costs £0 -£56,048 -£107,631 -£152,968 -£210,746 -£240,469 -£249,332 -£254,319 -£259,405 -£264,593 -£269,885 -£275,283 -£280,789 -£286,405 -£292,133

Life Cycle Costs £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 -£165,866 -£277,111 -£392,739 -£531,090

Bad Debt Provision Write-Offs £0 -£4,012 -£8,048 -£11,650 -£16,204 -£18,467 -£19,134 -£19,517 -£19,907 -£20,305 -£20,711 -£21,125 -£21,548 -£21,979 -£22,418

Operations, Administration and Admin Costs -£88,960 -£85,843 -£87,560 -£89,311 -£91,097 -£92,919 -£94,778 -£96,673 -£98,607 -£100,579 -£102,591 -£104,642 -£106,735 -£108,870 -£111,047

Depreciation £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Total Expenditure -£88,960 -£230,964 -£367,550 -£487,230 -£639,767 -£718,062 -£741,529 -£754,558 -£767,849 -£781,405 -£795,232 -£975,202 -£1,100,833 -£1,231,135 -£1,384,453

Operating Surplus -£88,960 £555,429 £1,209,873 £1,863,581 £2,604,908 £2,971,522 £3,080,248 £3,143,653 £3,208,327 £3,274,295 £3,341,581 £3,244,348 £3,203,108 £3,158,885 £3,093,367

Interest Receivable £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Interest Payable -£1,421 -£658,735 -£1,268,640 -£1,767,786 -£2,389,382 -£2,641,380 -£2,695,944 -£2,683,549 -£2,675,163 -£2,659,240 -£2,640,885 -£2,620,021 -£2,602,338 -£2,585,026 -£2,568,516

Net Surplus After Interest -£90,381 -£103,306 -£58,767 £95,795 £215,526 £330,143 £384,304 £460,104 £533,164 £615,055 £700,696 £624,327 £600,770 £573,859 £524,851

Increase in Fair Value of Investment Properties £0 £2,130,780 £1,956,982 £3,336,400 £2,075,633 £2,296,196 £1,786,624 £1,822,356 £2,632,098 £1,911,445 £1,949,674 £1,988,667 £2,028,441 £2,069,010 £2,110,390

Corporation Tax £0 -£362,233 -£332,687 -£567,188 -£362,865 -£446,478 -£369,058 -£388,018 -£538,095 -£429,505 -£450,563 -£444,209 -£446,966 -£449,288 -£447,991

Surplus (Deficit) for the Year -£90,381 £1,665,242 £1,565,528 £2,865,007 £1,928,294 £2,179,861 £1,801,870 £1,894,442 £2,627,168 £2,096,995 £2,199,807 £2,168,785 £2,182,245 £2,193,581 £2,187,250

Dividends Payable

Reserves Summary 2019.20 2020.21 2021.22 2022.23 2023.24 2024.25 2025.26 2026.27 2027.28 2028.29 2029.30 2030.31 2031.32 2032.33 2033.34

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10 Yr 11 Yr 12 Yr 13 Yr 14 Yr 15

Surpluses brought forward £0 -£90,381 £1,574,861 £3,140,388 £6,005,395 £7,933,689 £10,113,550 £11,915,420 £13,809,862 £16,437,030 £18,534,024 £20,733,832 £22,902,617 £25,084,862 £27,278,443

Dividends Paid £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Surplus/(Deficit) for the Year -£90,381 £1,665,242 £1,565,528 £2,865,007 £1,928,294 £2,179,861 £1,801,870 £1,894,442 £2,627,168 £2,096,995 £2,199,807 £2,168,785 £2,182,245 £2,193,581 £2,187,250

Surplus (Deficit) carried forward -£90,381 £1,574,861 £3,140,388 £6,005,395 £7,933,689 £10,113,550 £11,915,420 £13,809,862 £16,437,030 £18,534,024 £20,733,832 £22,902,617 £25,084,862 £27,278,443 £29,465,693
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Balance Sheet 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Balance Sheet 2019.20 2020.21 2021.22 2022.23 2023.24 2024.25 2025.26 2026.27 2027.28 2028.29 2029.30 2030.31 2031.32 2032.33 2033.34

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10 Yr 11 Yr 12 Yr 13 Yr 14 Yr 15

Fixed Assets

 Properties £0 £25,377,600 £43,291,044 £62,473,315 £83,260,682 £89,331,178 £91,117,801 £92,940,157 £95,572,256 £97,483,701 £99,433,375 £101,422,042 £103,450,483 £105,519,493 £107,629,883

£0 £25,377,600 £43,291,044 £62,473,315 £83,260,682 £89,331,178 £91,117,801 £92,940,157 £95,572,256 £97,483,701 £99,433,375 £101,422,042 £103,450,483 £105,519,493 £107,629,883

Current Assets

 Properties Under Construction (Rented) £0 £1,977,960 £3,034,756 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

£0 £1,977,960 £3,034,756 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Current Liabilities

 Deffered Taxation for Revaulation £0 -£362,233 -£694,919 -£1,262,108 -£1,614,965 -£2,005,318 -£2,309,044 -£2,618,845 -£3,066,302 -£3,391,247 -£3,722,692 -£4,060,765 -£4,405,600 -£4,757,332 -£5,116,098

 Taxation for Trading Activities £0 £0 £0 £0 -£10,007 -£56,124 -£65,332 -£78,218 -£90,638 -£104,559 -£119,118 -£106,136 -£102,131 -£97,556 -£89,225

£0 -£362,233 -£694,919 -£1,262,108 -£1,624,972 -£2,061,443 -£2,374,376 -£2,697,063 -£3,156,940 -£3,495,807 -£3,841,810 -£4,166,901 -£4,507,731 -£4,854,888 -£5,205,323

Total Assets less Current Liabilities £0 £26,993,327 £45,630,880 £61,211,207 £81,635,709 £87,269,735 £88,743,425 £90,243,095 £92,415,316 £93,987,894 £95,591,565 £97,255,141 £98,942,752 £100,664,605 £102,424,560

Long-Term Liabilities

 Amounts owed to Group Undertakings -£90,381 -£25,418,467 -£42,490,492 -£55,205,812 -£73,702,020 -£77,156,185 -£76,828,005 -£76,433,233 -£75,978,287 -£75,453,870 -£74,857,733 -£74,352,524 -£73,857,890 -£73,386,162 -£72,958,867

 Deferred Grant £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

NET LIABILITIES -£90,381 £1,574,861 £3,140,388 £6,005,395 £7,933,689 £10,113,550 £11,915,420 £13,809,862 £16,437,030 £18,534,024 £20,733,832 £22,902,617 £25,084,862 £27,278,443 £29,465,693

Capital and Reserves

 Called up share capital (Land Inv) £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

 Called up share capital (Cash Equity Inv) £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

 Retained Earnings (Profit & Loss Acc) -£90,381 £1,574,861 £3,140,388 £6,005,395 £7,933,689 £10,113,550 £11,915,420 £13,809,862 £16,437,030 £18,534,024 £20,733,832 £22,902,617 £25,084,862 £27,278,443 £29,465,693

SHAREHOLDER FUNDS -£90,381 £1,574,861 £3,140,388 £6,005,395 £7,933,689 £10,113,550 £11,915,420 £13,809,862 £16,437,030 £18,534,024 £20,733,832 £22,902,617 £25,084,862 £27,278,443 £29,465,693
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Cashflow Statement 

 
 
 
 
 

Cashflow Statement 2019.20 2020.21 2021.22 2022.23 2023.24 2024.25 2025.26 2026.27 2027.28 2028.29 2029.30 2030.31 2031.32 2032.33 2033.34

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10 Yr 11 Yr 12 Yr 13 Yr 14 Yr 15

Net Cash Inflow from Operating Activities -£88,960 £555,429 £1,209,873 £1,863,581 £2,604,908 £2,971,522 £3,080,248 £3,143,653 £3,208,327 £3,274,295 £3,341,581 £3,244,348 £3,203,108 £3,158,885 £3,093,367

Interest Received £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Interest Paid -£1,421 -£658,735 -£1,268,640 -£1,767,786 -£2,389,382 -£2,641,380 -£2,695,944 -£2,683,549 -£2,675,163 -£2,659,240 -£2,640,885 -£2,620,021 -£2,602,338 -£2,585,026 -£2,568,516

Net Cash inflow(outflow) from above activities -£90,381 -£103,306 -£58,767 £95,795 £215,526 £320,135 £328,180 £394,772 £454,946 £524,417 £596,137 £505,209 £494,634 £471,728 £427,295

Acquisition & Construction of Properties (PRS & MS) £0 -£25,224,780 -£17,013,258 -£12,811,115 -£18,711,734 -£3,774,300 £0 £0 £0 £0 £0 £0 £0 £0 £0

Equity / Grants Received £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Equity Repaid £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Net Cash inflow(outflow) from investing activities £0 -£25,224,780 -£17,013,258 -£12,811,115 -£18,711,734 -£3,774,300 £0 £0 £0 £0 £0 £0 £0 £0 £0

Net Cash inflow(outflow) before financing -£90,381 -£25,328,086 -£17,072,025 -£12,715,321 -£18,496,208 -£3,454,165 £328,180 £394,772 £454,946 £524,417 £596,137 £505,209 £494,634 £471,728 £427,295

Loans Drawndown £90,381 £25,328,086 £17,072,025 £12,769,524 £18,595,257 £3,603,471 £0 £0 £0 £0 £0 £0 £0 £0 £0

Loans Repaid £0 £0 £0 -£54,203 -£99,049 -£149,306 -£328,180 -£394,772 -£454,946 -£524,417 -£596,137 -£505,209 -£494,634 -£471,728 -£427,295

Net Cash inflow(outflow) from financing £90,381 £25,328,086 £17,072,025 £12,715,321 £18,496,208 £3,454,165 -£328,180 -£394,772 -£454,946 -£524,417 -£596,137 -£505,209 -£494,634 -£471,728 -£427,295

Dividends Paid £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Increase/(Decrease) in Cash £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Opening Cash Balance £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

In-Year Movement £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0

Closing Cash Balance £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0


