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BIRMINGHAM CIVIC HOUSING ASSOCIATION LIMITED

BOARD OF MANAGEMENT REPORT
FOR THE YEAR ENDED 31 December 2024

The members of the Board present their report and the audited financial statements for the financial year ended 31
December 2024.

Principal Activities

Birmingham Civic Housing Association Limited is a Registered Provider with the Regulator of Social Housing, the
principal activity of the association is to provide general needs social housing to people in need. The Association
owns and manages 217 properties located in Birmingham. The Association is registered under the Co-operative
and Community Benefit Societies Act 2014 and is a member of the National Housing Federation. The Association
is governed by a voluntary Board of Management.

The Association’s purpose is to:

“Provide good quality homes and services to people in need while ensuring that the association
continues to run on a sound financial footing”

With this vision in mind the Board of Management has set the following key priorities:

1. Provide high quality homes and services that meet the needs, wishes and aspirations of our tenants.
. Invest in the quality, safety and environmental sustainability of our homes.
3. Demonstrate high standards of governance and business effectiveness and maintain a sound financial

position.
The Board of Management aims to maintain the Association’s independence, financial strength and viability.

Business Strategy

The Board directs the Association’s strategy and ensures that safeguards are in place to protect the current and
future viability of the association, whilst delivering our purpose and value for money. The Board delegates
responsibility to an Audit Committee to review performance and oversee the management of key risks.

The Board's strategy is to operate efficiently in providing good quality management and maintenance services,
generating surpluses to reinvest in improving homes and purchasing additional properties.

The Board is committed to improving the thermal efficiency of all homes to achieve a minimum “C” energy
efficiency rating. The Board is also committed to keeping key components in good repair and providing modern
kitchens and bathrooms in all homes.

The Board of Management regularly review performance against Key Performance Indicators, a summary of
performance for the year ending 31 December 2024 is provided in the following pages.

Improving our Homes

In the past year £245,387 (2023: £152,906) was spent on capitalised major works to improve energy efficiency and
modernise homes.

Major Repairs Value (2024) Value (2023)
Kitchen renewal £34,599 £28,439
Bathroom renewal £92,041 £58,545
Boiler replacement £17,014 £7,588
Window & Doors £51,697 £25,405
Roof renewal £16,600 £10,080
Insulation £33,436 £22 849
Total £245,387 £152,906



BIRMINGHAM CIVIC HOUSING ASSOCIATION LIMITED

BOARD OF MANAGEMENT REPORT
FOR THE YEAR ENDED 31 December 2024 (continued)

In 2025 a further £205,000 has been allocated for replacement of flat entrance doors and component renewals.

Following investment through our Affordable Warmth Programme, 91% of homes have now achieved a “C” energy
efficiency rating, this is a significant achievement given that most of our homes are of solid wall construction. A key
priority is to improve the energy efficiency of our remaining homes as soon as possible.

Repairs and Maintenance

In 2024 the Association spent £305,465 on routine maintenance, of which £19,134 was spent on repairs to vacant
properties. A further £189,644 was spent on planned repairs such as electrical testing and repairs, gas servicing,
and environmental works.

The Association delivers a responsive repairs service in partnership with Wrekin Housing Trust which includes a
24/7 repairs reporting service, a similar arrangement is in place with Status Heating for gas servicing and repair of
gas appliances. In 2024, 88% of non-emergency repairs had a target completion time of 14 days or less, the
remaining 12% had a target time of 28 days, the latter are works requiring non-standard materials or a specialist
contractor.

The following table provides a summary of performance on repairs and maintenance for the past year. A key
priority for the year ahead is to improve performance on the number of emergency and non-emergency repairs
completed within the target time.

Repairs & Maintenance Target 2024 2023 SPBM
Homes that do not meet the Decent Home 0% 0% 0% 0%
Standard

% dwellings with a valid gas certificate 100% 100% 100% 100%
% Fire safety checks complete 100% 100% 100% 100%
% emergency repairs completed within

target timescale 100% 95.6% 98.3% 98.5%
% non-emergency repairs completed

within target timescale 85% 72.1% 67.5% 93.3%
Satisfaction with repairs & maintenance 86% 85% 85% 82.5%
Satisfaction with time taken to complete 90% 82% 82% 80%
most recent repair

Satisfaction that the home is well 95% 89% 89% 82%
maintained

Satisfaction that the home is safe 95% 91% 91% 86.9%
Asbestos safety checks 100% 100% 100% 100%
Cost per property of responsive and No £1,408 £1,181 £1,040
voids target

Cost per property of major repairs No £2,005 £1,361 No data
and planned target

Note: The Tenant Satisfaction Measures relating to water safety and lift safety are not applicable to our homes.



BIRMINGHAM CIVIC HOUSING ASSOCIATION LIMITED

BOARD OF MANAGEMENT REPORT
FOR THE YEAR ENDED 31 December 2024 (continued)

Tenant satisfaction with repairs and maintenance was last independently tested in 2023 through an externally
validated survey conducted by Acuity Research which showed satisfaction with repairs and maintenance is higher
than the average for all providers (85% compared to 71% for all providers) and also higher than the 2024 average
for the small housing association benchmark group (82.5%).

Listening to our Tenants

The Association’s approach to tenancy management is based on personal contact with every tenant at least once
ayear. In 2024, we made personal contact with 83% of tenants. Through this programme housing managers
establish a one-to-one relationship with tenants to tailor service delivery to the tenant's specific needs, contact is
maintained more frequently where additional support is required, we also collect feedback on our service and
welcome suggestions on how we can improve in the future.

Tenant Liaison Target 2024 2023 SPBM
Contact with tenants through annual 100% 83% 88% No data
programme

In 2023 a Tenant Satisfaction Survey was carried out by an independent market research company, Acuity
Research, the survey collected the Tenant Satisfaction Measures as required by the Regulator of Social Housing.

A new survey will be completed at the end of 2025.

Tenant Satisfaction Measure 2024 2018 SPBM

2024
Overall Satisfaction 89% 89% 83.2%
Satisfaction that the Association listens to tenants 86% 78% 75.1%

views and acts upon them

Satisfaction that the Association keeps tenants 91% 88% 80.5%
informed about things that matter to them

Agreement that the Association treats tenants fairly 90% 91% 86%
and with respect

Satisfaction that the Association keeps communal 90% 63% 75%
areas clean and well maintained

Satisfaction that the Association makes a positive 73% 69% 73%
contribution to neighbourhoods

Satisfaction with the Association’s approach to 74% 62% 69.3%
handling anti-social behaviour

Anti-social behaviour cases relative to the size of 18 - No data
the Association (per 1000 homes)

Anti-social behaviour cases that involve hate 0 - No data
incidents per 1000 homes

Complaints
The Association is compliant with the Housing Ombudsman’s Complaint Handling Code.

In 2024 a total of ten complaints were received, nine of these were resolved at stage 1 of the complaint procedure,
of these eight were responded to within the target timescale.
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BOARD OF MANAGEMENT REPORT
FOR THE YEAR ENDED 31 December 2024 (continued)

A further complaint was resolved at stage 2, this was responded to within the target time. Nil complaints were
escalated to the Housing Ombudsman.

The Board of Management have appointed a member responsible for oversight of complaints and have published
an annual report on complaints on the website.

Complaints 2024 2023 SPBM
2024

Satisfaction with the Association’s 70% 70% 50%

approach to handling complaints

Number of Stage 1 complaints (per 46 46 No data

1000 units)

Number of Stage 2 complaints (per 5 9 No data

1000 units)

Stage 1 complaints responded to 90% 70% No data

within the Complaint Handling Code

timescales

Stage 2 complaints responded to 100% N/A No data

within the Complaint Handling Code

timescales

Income Management

In 2024, current tenant rent arrears as a % of rent due is 4.05, up from 3.80 in 2023, the level of rent debt reflects
continuing cost of living pressures experienced by many tenants. The Association continues to help tenants
manage rent debt and assist them to access independent money advice services.

Our strategy is to help tenants to sustain their tenancy and manage rent debt, providing help with claims for welfare
benefits, discretionary housing payments and crisis funds. We have adopted the NHF eviction pledge to help
tenants manage rent debt and avoid legal action and eviction wherever possible.

Rent Collection Target 2024 2023 SPBM
2024
Rent arrears as % of annual debit 27 4.05 3.80 3.15
Rent collected as % of annual debit 99.70 98.81 99.16 99.16%
Debt written off as % annual debit No target 1.32 0.66 No data

Rent loss on vacant properties in 2024 is 0.56% of gross rent compared to 0.36% in 2023. The average re-let time
is 32 days compared to 48 days in 2023, however, there are four properties vacant at the end of the year which will
be re-let in 2025, one of these has been vacant for six months while undergoing major works.

Vacant Properties

Vacant Properties Target 2024 2023 SPBM
Average re-let time 19 days 32 days 48 days 37.6 days
Re-lets as a % of stock No target 3.2 2.8 No data
Rent loss as % of gross rent <1.5 0.56 0.36 0.52



BIRMINGHAM CIVIC HOUSING ASSOCIATION LIMITED

BOARD OF MANAGEMENT REPORT
FOR THE YEAR ENDED 31 December 2024 (continued)

Value for Money

The Association is committed to achieving Value for Money (ViM) for its tenants and stakeholders. The
Association’s VfM objective is to “optimise the use of assets, be efficient in the provision of services and
improve our operating cashflows to re-invest in providing good quality homes for social rent”. By
embracing VfM as an integral part of service delivery the Association aims to create surpluses to re-invest in
existing homes and to acquire additional properties.

In 2024 the Association spent £495,109 (2023: £398,844) on routine and planned works and a further £245,387
(2023: £152,906) on capitalised major works to modernise homes and improve energy efficiency.

The Regulator of Social Housing VM regulation requires registered providers to report performance against a
standard suite of VM metrics, performance against the metrics is provided below:

Performance against VfM Metrics 2024 2023 SPBM

2024
Reinvestment % 3.27 2.03 27
New Supply Delivered 0 0 0
Gearing 5.90 6.78 17.3
EBITDA MRI (as % of interest) 312 552 200
Headline Social Housing Cost Per Unit £5,165 £4 177 £6,447
Operating Margin % (Social Housing) 13.53 17.36 18.52
Return on Capital Employed (ROCE) % 2.25 2.67 2.53

Expenditure on major works of £245,387 (2023:£152,906) is reflected in the re-investment metric score of 3.27 (re-
investment as a % of the value of fixed assets at cost), this is higher than the 2.03 achieved in 2023 because of the
higher capital spend in 2024. In 2025 the re-investment score is expected to reduce to around 2.75 as expenditure
on major works will be lower than in the 2024 year (£205,000 compared to £245,387).

The Association is not a developing organisation and has not acquired any newly built housing units.

The EBITDA MRI interest measure reduced to 312 (from 552 in 2023) due to a combination of a reduced operating
surplus (£178,524 compared to £213,762 in 2023) and an increase in expenditure on capital funded major works
(£245,387 compared to £152,906 in 2023).

The gearing metric, which assess net debt, reduced to 5.90 (from 6.78 in 2023) reflecting the reduction in loan
balances (£895,340 compared to £1,003,394 in 2023). Net debt remains very low compared to the SPBM
benchmark group (17.3). It is unlikely that the Association will take on any additional borrowing before 2026 when
two existing loans will mature, the Association’s strategy is to generate surpluses to invest in existing homes and

further acquisitions.

Expenditure on major repairs is £1,131 per unit, up from £705 in 2023 and expenditure on responsive and planned
maintenance is £2,282 per unit, up from £1,838 in 2023. The increased investment in homes during 2024 is
reflected in the £5,165 Headline Social Housing Cost per unit (up from £4,177 per unit in 2023).

The lower operating surplus, referred to above, resulted in a reduction in the operating margin metric (surplus as a
% of turnover) which is 13.53 in 2024 down from 17.36 in 2023. The main reason for the reduction in the surplus
was increased expenditure on maintaining and improving homes, management and services costs increased by

less than 5%.

The lower operating surplus of £178,524 (£213,762 in 2023) is also reflected in a lower Return on Capital
Employed (ROCE) down to 2.25 from 2.67 the previous year.
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BOARD OF MANAGEMENT REPORT
FOR THE YEAR ENDED 31 December 2024 (continued)

Turnover of £1,319,256 compared to £1,231,659 in 2023 reflects a rent increase of 7.7% implemented in April
2024.

Overall, financial performance in 2024 remained strong:

Financial Position
At 31 December 2024 the Association has retained reserves totalling £4,730,681 (2023: £4,578,351).
Liquidity ratiois ~ 1.69 (2023: 2.06)
Interest coveris  4.34 (2023: 4.65)
Loan balances as % of Equity 19 (2023: 22)

Matters relating to cash inflows and outflows during the year are shown by the statement of cash flows on page 17
and in note 17a to the financial statements.

Risk Management

The Association is in a strong financial position with a healthy level of cash reserves, low gearing and only 48 of the
stock holding secured against loans. All loans are at fixed rates for the full term and are therefore protected from

increases in interest rates.

The Business Plan is regularly reviewed and robust stress tests are completed against a range of scenarios to
assess the most significant risks to financial viability, this has identified the key risk is a rent settlement for social
housing below the rate of (CPI) inflation. Other factors, such as rent loss on vacant properties and rent arrears,
which are explored further below, are unlikely to compromise the financial viability of the association in the short to
medium term and the Board of Management have no reservations in presenting the financial statements on a going

concern basis.

Rent Loss on Vacant Properties

In 2024 rent loss on vacant properties was well below the 1.5% assumed in the budget, there were only seven re-
lets during the year, as a result, rent loss on vacant properties is low at 0.56% (0.36% in 2023). At the close of the
year four properties are vacant pending completion of repair work. Early indications are that there will be an
increase in vacant property numbers in 2025, accordingly, a prudent assumption of 1.5% rent loss has been
assumed in the 2025 budget.

A range of stress tests against various scenarios have been completed from containing rent loss in 2025 within the
budget of 1.5% up to 4% rent loss in 2025 — 2026, should this scenario become a reality the impact could be
managed within available resources.

Cash Collection / Rent Debt

Around 70% of tenants are in receipt of Housing Benefit or Universal Credit and the greater proportion of this is
paid direct to the association. The majority of older tenants are within the group receiving either Housing Benefit or
Universal Credit with only a small number in receipt of pensions that take them above the benefit entitlement level.
The remaining tenants are currently in employment and are most vulnerable to a reduction in income or

unemployment,

In 2024 rent collected as a % of annual debit is 98.81% down from 99.16% in 2023 and current tenant rent arrears
increased to 4.05% of gross rent from 3.80% in 2023, the increase in rent debt reflects the continuing cost of living
pressures experienced by many tenants, particularly as a result of increases in the cost of fuel bills, food and other

essential items.

Stress tests have been completed to assess the implications of further increases in rent debt ranging from an
additional £10,000 in each year between 2025-2028 to an additional £20,000 in 2025-2028. While increases in rent
debt would impact on cash flow and require an increase in bad debt provision, the level of cash reserves brought
forward would provide a cushion against the impact, other options are also available to manage the impact such as
reducing expenditure, or raising finance from sale of assets.
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BOARD OF MANAGEMENT REPORT
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Capital Programme

In 2024, £245,387 was spent on major repairs an increase on the £152,906 in 2023. The Business Plan provides
£205,000 for capital expenditure in 2025 and a further £200,000 in 2026 and 2027. Should it be necessary to
reduce expenditure during this period the planned replacement of components, such as kitchens, bathrooms and
boilers could be re-phased over future years to preserve cash.

Acquisitions

No acquisitions are planned in 2025, however, the Association will continue to re-invest surpluses above the
reserves policy threshold to improve existing homes and, if possible, to acquire additional properties.

Revenue Funded Repairs and Maintenance

The Association will continue to prioritise reactive repairs and annual servicing of gas appliances ensuring that
homes are well maintained, and the safety of tenants is protected. Accordingly, the Business Plan provides
sufficient resources for revenue funded programmes at CPI+1.5% maintenance cost inflation.

The Business Plan provides over £120,000 a year for planned maintenance works in the period 2025- 2028.
Should it be necessary, there is scope to reduce expenditure on planned works such as painting and gardening.

The Business Plan provides £65,000 for repairs to vacant properties in 2025. A range of scenarios have been
forecast in the stress tests from containing void repair costs within the budget and increasing up to £90,000 a year

up to 2027.

Going Concern

The business plan is based on robust assumptions and has sufficient headroom against a range of potential risks.
The greatest risk to the long-term viability of the association is continuation of a rent policy that caps annual rent
increases below the rate of CPI Inflation.

The business plan demonstrates that the association will continue to make a healthy surplus in the years 2025-
2028, cash reserves will exceed the reserves policy and the EBITDA metric will be higher than the 1.1 required to
achieve loan covenant compliance. From 2026 onwards surpluses increase further as two loans will be fully
settled. The Board of Management are confident in confirming that the association is viable as a going concern.

Governance

The Association is a community benefit society and exempt charity. In 2011 the Association converted to charitable
tax status in order to benefit from charitable tax savings which could be reinvested in homes and services. The
Association operates for the benefit of the community. The rules of the Association are the NHF Model Rules

(2011).

The Board of Management are working toward full compliance with the NHF Code of Governance (2020) and aim
to achieve this by the end of 2025.

The Board of Management, which is responsible for managing the affairs of the Association, comprises up to
twelve volunteer non-executive directors. The Board meet five times a year for regular business. The Board have
established an Audit Committee with delegated powers to monitor implementation of the Risk Management Plan,
oversee internal and external audit programmes of work, review financial performance against the approved
business plan and monitor governance arrangements. During 2024 two new board members joined the Board.
Board Members (who are also shareholders) are listed on page 1.






