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HRA Business Plan Rents and Service Charges 2024-2025

• Cabinet Report 17th January 2024
• Council 24th January for endorsement of decisions

• To recommend a 24/25 rent increase for social and affordable rents in line with Rent Standard 
• To approve 24/25 service charges and garage rent levels
• To approve the HRA Revenue medium term forecasts up to 2028-2029
• To approve continuation of Financial Assistance Scheme
• To approve the HRA medium term capital programme up to 2028-2029
• To approve the Management Allowances to Managing Agents for 2024-2025
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The City of Wolverhampton 
Council owns a housing stock 
of over 21,000 homes

The majority of properties 
(over 19,000) are managed 
by Wolverhampton Homes

More than 750 
homes are managed 
by Dovecotes TMO

Around 200 homes 
are managed by 
New Park Village 

TMC

Over 900 homes are 
managed by 

Bushbury Hill EMB

There are three Tenant Management Organisations 
(TMO), who manage individual estates:
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No proposed Rent cap for 2024-2025

The government have recognised the following;

• Building safety standards have increased construction costs
• Impact of inflation – 11% at Sept 2022 but rent increase for 2023 capped at 7%
• Construction inflation in some areas 20% - materials and labour shortages
• Councils need to be part of low-cost housing shortage solutions – build more
• Councils expected to deal with damp mould and condensation issues
• A below maximum rent increase could signal to the government that income not needed 

for HRA Business Plans  
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Pressures from Policy and Legislative Background

• Income from rents has not kept pace with costs, even when inflation was low
• Four year 1% year on year rent reduction from 2016
• Increase in Right to Buy discounts increased number of sales
• The Building Safety Act (2022) impacts upon strategic and operational building management.
• The Fire Safety (England) Regulations 2023 also introduced an enhanced regulatory regime.
• The Social Housing (Regulation) Act 2023 gives new powers to the Regulator and the Social 

Housing Ombudsman, and a shift from reactive to a proactive regulatory regime.
• From 01 April 2024, CWC will incur additional annual fees to the Regulator (alongside current 

Housing Ombudsman fees)
• 2012 debt settlement did not take into account need for decarbonisation or additional building safety 

spend
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Rent Increase 2024-2025 

• Proposed rent increase 7.7 % 
• 2024-2025 due to be the final year of 5 year fixed rent policy of a maximum increase of 

Consumer Price Index (CPI) plus 1% under the Rent Standard. (CPI at Sept 2023 6.7%)
• Average rent increase per property would be £6.89 per week 
• Average rent per social rent property of £96.34
• Service charges proposed to increase by up to 6.7% to ensure costs are recovered
• Analysis by home.co.uk suggests that the median weekly rent of properties currently 
available for private rent in Wolverhampton is £229.62.

• Census data for 2021 sets the median weekly rent for private rent in Wolverhampton 
at £144.23. The ONS estimates that private sector rent in October 2023 would now 
be £159.56 per week
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Tenant Profiles & How Rent is Paid 

• 23% tenants receive no benefits and would be 
responsible for the rent increase

• Universal Credit – DWP will not supply the 
breakdown of full/part housing element

• 26% of UC claimants have the housing element 
paid directly to the landlord, this is a reflection of 
this customer group's vulnerability

• 2.3% of tenancies in rent arrears 
• 78% of arrears under £500

77% of tenants get some help with their rent
 £300,000 Financial Assistance scheme to help 
those that get no benefit support
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Sensitivity: NOT PROTECTIVELY MARKED

• Housing Department Equality Plan
• Ensure that households in rent arrears are accessing support when needed and are not 

facing any barriers or bias
• Accessibility of advice and online support developed
• Face-to-face support available at the Civic and by appointment at Wednesfield
• TMO managed tenants can access support at their local Housing Offices
• Rent arrears - ages 25-54 are overrepresented, disproportionate number of them are 

struggling financially. Likely due to living expenses, such as childcare, they may also have 
variable/unstable income

• Ongoing link to wider Household Support and referrals into Council schemes such as the 
Good Night Project
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HRA Revenue Pressures 

The rent increase will enable us to fund the following;

• Pay costs  - national pay awards 
• Inflationary increases on contracts and materials
• Increased repairs demand caused by the age of our homes
• Increased costs of dealing with damp mould and condensation 
• Support to increasing numbers of vulnerable customers with complex needs
• Standards of regulation and compliance increasing costs of both service delivery 

We have already increased Management and Maintenance budgets by £6.2 million since 
2022-2023 and plan to increase by a further £3.7 m
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HRA (Indicative) Medium Term Revenue Forecast
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HRA Capital Programme

• 50% of our homes are over 70 years old and not energy efficient, with some not being 
cost efficient to invest in

• We do not have enough homes to meet the needs of all families in our city

The rent increase will enable us to continue with our ambitious capital programme which is 
prioritising
• Ensuring our homes remain safe and secure 
• Improving energy efficiency
• Replacing some of the older homes with new modern homes
• Building additional homes to meet the needs of residents
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Draft Medium Term Capital Programme
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The longer term position
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• 1% of rent equates to around £1 million per year 
• A rent increase of 6.7% would reduce the rental income over 30 years by around £38 

million 
• This is equivalent to 200 new homes or retrofitting around 600 homes to make energy 

efficient
• The long term forecast for future investment  on our homes is predicting higher need than 

we will be able to afford
• We need to be able to do more regeneration so we can provide better quality homes
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Next steps

• Further work needed on long term (capital) forecasts
• Investment appraisals on large refurbishment programmes to assess cost benefits
• Potential savings regarding ALMO model (referenced in September Scrutiny report) to be 

explored further
• We are working with an external consultant to review our HRA business plan model and 

ensure our forecasts are affordable
• For estate regeneration we will look to secure government grant funding
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Additional
Information

current work in
City Housing

Trent Gardens,
Burton Crescent
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our homes are safe and secure
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Improvement to Homes

Heath Town
Extensive work on the site has already been 

completed, with further development in progress

Citywide programmes (£91 million in 2023-2024):
• Void property refurbishment
• Internal decency works
• External works 
• Low, medium and high rise M&E infrastructure
• Improvement works to non traditional properties

Fire Safety Improvements & Sprinkler Installation 
in Tower Blocks
• 367 properties - Boscobel and Lakefield Estates 

completed
• 874 properties on Heath Town and Merry Hill 

Estates underway
• Future delivery – 926 properties in remaining 

tower blocks
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we are improving energy efficiency
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Improvement to Homes

Retrofit Programme
The first 45 homes have been completed as part of the

initial phase that comprises 85 ‘Cornish’ properties
near Bradley Lane in Bradley and 86 ‘Wimpey No-fines’

properties on the Rough Hills Estate in Ettingshall.
This work is part of a rolling programme to improve more than

450 similar homes across the city by mid-2025.

Wolverhampton Homes Director of Property Services, Ian Gardner (left),
and City of Wolverhampton Council Deputy Leader and Cabinet Member for Housing,
Councillor Steve Evans (right), with D’Urberville Road resident, Mickey Luck
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meeting residents needs and creating homes for future generations
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New Homes

Demolition of 205 
homes & rebuild 
New Park Village

£42m Estate Improvements
& 211 new homes

Heath Town
£83.4m 121 Tarran Bungalow 

Replacements
Bushbury, Portobello 

and Wednesfield
£20m

Old Fallings Crescent, Low Hill
Approved development of 24 new Council homes 

Including bungalows, 4-bed and 5-bed houses 
15 accessible and adapted homes 
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Rent Comparison
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Data from LADR data release, accurate as of 31st March 2023.

Wolver-
hampton

West 
Midlands 
Average

UK 
Average

March 
2023 £83.49 £85.63 £93.61

From 
April 
2024*

£96.34 £98.68 £107.88

Private 
Estimate £159.56 £195.23 £276.69

Average Weekly Rents:

*Assuming providers follow rent increase caps


