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1A. Chairs Welcome
It is a real pleasure for me to be leading the Board as I
introduce the Association’s latest Business Plan and
commend it to our customers and partners.
Over the lifetime of our previous Business
Plan, we have seen the Association build
on its reputation of providing good quality,
modern homes and services in a beautiful
environment, to our customers. We have
invested a considerable amount of tenant’s
rental income in the repair and modernisation
of our homes, and this will continue over the
lifetime of this new plan.
Having a house that is safe, secure, and
affordable is a cornerstone of what we do.
As a Board member and someone who
has grown up in Erskine and, who is also
a tenant of the Association, I see evidence
everywhere of the Association going the extra
mile every day to make things better for our
tenants specifically and for the wider Erskine
community generally, even in the midst of the
current pandemic challenges.
In a later section of the plan, you will read
about what external influences will be
important in the delivery and success of our
plans for the future. Until recent events, the
key external drivers have included changes
in the social security system; reduction in
public finance; the value for money agenda;
the challenge of health and social care
integration, increasing population of older
people, including people with dementia and
the Scottish Government’s Housing to 2040
agenda. These have not gone away. However
undoubtedly the key external driver now, is the
global pandemic and Covid19, the full impact
of which is likely not to be known for some
time.
Dealing with it and understanding the
longer-term impact of it, which could be
“Making you feel at home’’

more protracted than initially anticipated, will
continue to be a focus for the business for the
foreseeable future and it is resulting in some
fundamental changes to the way services are
delivered as we learn from the successes and
challenges during lockdown specifically and
the overall crisis.
The Board approved this plan as a major
worldwide climate change conference took
place in Glasgow. The climate challenge
and the Energy Efficiency Standard for
Social Housing, EESSH, programme and the
implications of Brexit will also all have an
impact on the priorities of the business plan.
The Government recently consulted on its
Housing 2040 document which formed
part of the Programme for Government.
Its key themes include affordability (whole
life economic costs and benefits to address
inequalities in health, wealth, and education),
new homes built to higher standards, local
communities responding to housing need
in their area, enhanced biodiversity, and
energy efficiency. Government intervention
to help existing and new communities to be
physically, digitally, culturally and economically
connected, and ensuring the housing market
is highly flexible to enable people to meet their
changing needs are also highlighted.
These and the other themes of the document,
are all important for Bridgewater’s future
impact as a community anchor organisation.
In October 2021, we submitted our third Annual
Assurance Statements to the Scottish Housing
Regulator, assessing ourselves against
Standards of Governance and Financial
3
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1. A Chairs Welcome (cont.)

Management, other Regulatory Requirements,
Charter Outcomes, and Legislative Duties.
Our evidence base was audited by external
Auditors and an action plan has been
prepared to build on current evidence.
As part of the process of developing this
Business Plan the Board, with the help of an
independent external consultant, undertook
an options appraisal exercise to determine
whether the current model of delivery was fit
for purpose. This appraisal process reviewed
constitutional options including remaining
independent, mergers or entering into a
constitutional partnership and what is the best
option for the Association going forward.
The appraisal looked at Governance and
Financial Arrangements with a view taken
on the following: Leadership and Direction,
Financial Viability and Management, and
Managing Risk. The overall outcome of the
appraisal indicated that the Association
faces no drivers, internal and external, for
strategic change and would remain as an
independent organisation. However, the Board
recognise that additionality to the business
would be via non-constitutional partnership
4

arrangements such as sharing services, staff
and resources with like-minded organisations
and in particular the FLAIR Associations.
When we asked tenants about this early in
2021, the options were explained, and they
overwhelmingly supported the Board’s view.
The direction for the Association over
the remaining period years of this plan
therefore is to maintain our independence,
(notwithstanding the fact that our Chief
Executive is likely to retire during the life
time of the plan), whilst examining options
for shared resources where they fit with our
strategic direction, add value and benefit for
tenants, and demonstrate value for money.
The way we do things at Bridgewater is as
important to me as what we do and I am very
proud of the impact that Bridgewater has had
in Erskine, not only over the past 23 years but
also during the last most challenging period.
My hope and the Association’s ambition is to
continue doing what it does best, and I look
forward to you joining us on our journey.
Alastair Morris
Chair
Bridgewater Housing Association Ltd
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1B. Chief Executive’s Foreword
Although we don’t spell it out in so many words, we have
one aim over the lifetime of this plan and beyond - to help to
make life better for the people who live in Erskine. “Helping
to make you feel at home”, is not just an empty promise but
fundamental to how we plan to achieve this.
The development of the plan, like so many
other things, was delayed because of the
global pandemic but as far as possible, it’s
been developed with the help of tenants,
owners, staff and other stakeholders. We
have taken the time to review our previous
work on the draft plan in light of the global
Covid19 pandemic (the pandemic) and
remain confident we can still deliver. Indeed,
our aspiration of improving digital services
and tackling poverty have never been so
important. Nevertheless, given that it is still
too early to be definitive about the effects
of the pandemic, the Board have limited the
Delivery Plan to this year and next with the
aim of a fundamental review of the Business
Plan and the Delivery Plan towards the end
of next year. The Board believe that this is an
important step in order to get the context for
future activity right while allowing us to keep
abreast of emerging changes in the wider
environment.
Having said that, we know that as the
pandemic and economic downturn has
harder and more far-reaching effects on
our customers compared to others, we must
do more than we have ever done before to
support them. Not increasing rents during
2020/21 was a step in the right direction but
that kind of decision is not sustainable over
the long term, and we need to be more
imaginative as to how we can support our
tenants financially and in other ways.
In the 21st Century, connection is about more
than physical spaces, we need to be ambitious
“Making you feel at home’’

in building connectivity amongst and for our
customers, ensuring that people in Erskine
have the skills they need to take advantage of
the benefits technology allows.
Energy efficiency makes sense, it also keeps
money in people’s pockets. But it’s not just
about heating homes, it’s about the way we
all live our lives, the way we get to work, the
way we spend our leisure time, the way we
consume. Climate change is arguably the
biggest universal challenge for everyone
and especially for young people. As an
organisation with influence and expertise over
how this can be addressed in Erskine, we have
an opportunity to lead.
We pride ourselves on being an “anchor”
in Erskine helping to hold the community
together, and now is the time to show that we
are an important and integral part of people’s
lives in Erskine and that we are not just about
bricks and mortar.
This is a challenge that we have the tools, the
knowledge, the connections and the will to
tackle head-on, to deliver more for Erskine
and its people. More in the way of great
homes and areas that people want to live
in, more for the environment and more in
relation to helping to make lives better for our
customers.
Helping to make you feel at home, is our
roadmap to achieving all of this ambition.
Ian McLean
Chief Executive
5
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2. Purpose of the Plan and Process
This Business Plan was originally developed through
2019/20 and 20/21 and approved in November 2021. It takes
the organisation, strategically to 2022/23, and provides a
comprehensive overview of Bridgewater Housing Association
Limited (BHA) and the environment in which we operate. The
Association’s business would normally be planned over a
longer period and although our financial plan covers a 30year period, the pandemic has meant less certainty about
things going forward in the short-term. This plan has been
prepared by the members of the Board, the Leadership
team and the Staff. Opportunities have been provided
to key stakeholders such as Renfrewshire Council, other
local Housing Associations and customers to influence the
direction of the plan and to help determine the strategic
direction of the organisation over the medium term to
achieve our long-term vision. The Association is a financially
strong independent organisation committed to serving the
Erskine and other communities.
Our Business Plan is a key strategic document
which communicates our vision and objectives,
and how we will achieve those objectives. The
plan articulates the strategic direction and
ambition of the Board as the governing body
of the organisation. It provides a framework
for action which communicates to customers
and staff and key stakeholders what the
organisation aims to achieve over the life
of this plan. It also provides an overview of
where we want to get to and how we will get
there via our associated detailed Delivery
Plan, which appears as an appendix to the
Business Plan.

6

We have prepared this plan having due
regard to the Scottish Housing Regulator’s
(SHR) Recommended Practice for Business
Planning of December 2015, the current
Regulatory Standards of Governance and
Financial Management and the new SHR
Regulatory Framework published in February
2019, which came in to effect in April 2019. The
plan has also been written within the context
of now three submitted Assurance Statements
to the SHR and is part of the Association’s
Assurance process. An independent consultant
has reviewed the plan in order to ensure that
it complies with the SHR’s guidance. The SHR
issued updated supplementary guidance
Bridgewater Housing Association Ltd
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on business planning in August 2020. This
guidance has also been taken account where
possible within the context of the continuing
uncertainties around the pandemic and or
references made to additional work which
the Association knows that it requires to do
once the outlook for the country becomes
much clearer.

Covid-19 and some of the implications for
moving forward and recovery.
It is anticipated that the Business Plan will be
refreshed annually and rolled forward every
year. This will ensure we always have a current
Business Plan which setsout:
•

Our strategic ambitions and values for the
remaining term of the plan

•

The up-dated 30-year financial projections
to establish and test our long-term
financial health and future viability

•

A review of the current and anticipated
operating environment especially
emerging from the COVID pandemic and
effects of Brexit

•

An updated Delivery Plan of key activities
for the remainder of the plan period.

The Business Plan Process
The Association approved a Business Plan in
2016. This followed comprehensive work to
review the vision, mission and objectives of
the Association and to determine the future
outlook for the organisation. During 2019 and
in preparation for a new Business Plan which
the Board anticipated would be approved in
2020, the Board took the opportunity to look
again at its strategic purpose and mission
and to determine whether its objectives
remained fit for purpose. Additionally, the
Board also took the opportunity, facilitated
by an independent consultant, to examine
whether it wished the organisation to continue
in its current form or whether there were other
options or challenges which needed to be
appraised in terms of its future independence.
The Board made some decision about what
it considered to be the best shape of the
organisation to serve the needs of tenants
and other customers and subsequently
consulted on these with the Association’s
members. The member’s view was that the
Association should remain as an independent
organisation. Subsequently tenants were
asked their view and overwhelmingly
supported the Board and the Member’s
position. Notwithstanding the current
challenges, the Board firmly believe in the
organisation and its resilience going forward.

Bridgewater Housing Association Ltd

Every three years we will conduct a
comprehensive review of the strategic plan
with the next due in 2022/23. Or earlier if
appropriate or necessary.

It was anticipated that the Plan would
be approved in 2020 however the
Covid19 pandemic, its aftermath and the
consequences of fundamentally changing
much of the way the Association delivered
services meant that approval was delayed
to 2021. A separate chapter in this plan sets
out the Association’s position in relation to
“Making you feel at home’’
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3. Executive Summary, Vision,
Objectives and Culture
Bridgewater is unique among Associations similar in size in
Scotland. We are a middle range Association in terms of the
number of properties that we own. However uniquely for our
size, we factor over 2500 properties and own and manage
the equivalent of 40 full size football pitches of common/
landscape. We also own and manage 500 lock up garages.
Consequently it is always difficult to compare Bridgewater
with other Associations and indeed in terms of rents, no
other Association’s tenants has the landscape maintenance
burden that Bridgewater’s does.
The Association is currently classed as low
engagement with the Scottish Housing
Regulator and is compliant in terms of the
Annual Assurance process. Our Board are
determined to see through the objectives and
plans set out in this Business Plan to maintain
the confidence of the Regulator and other
key stakeholders in us being a learning and
continuously improving organisation, one that
uses self-assessment and is proactive in our
approach to driving up standards in service
delivery, and within a value for money context.
The plan has been updated following our
discussions around strategic options and
succession planning. Given that the existing
Chief Executive has indicated that he will retire
during the period of this current business
plan, a separate early section, which forms
the context for the rest of the plan, has been
included on strategic options appraisal and
succession planning.
The outcome of the Board’s deliberations
remain that they wish to retain Bridgewater’s
independence. Given the uncertainties,
as our whole housing sector emerges from
8

the COVID pandemic and as consequences
of Brexit decisions emerge, the Board has
concluded that it will continue to review
partnership opportunities to maximise benefits
for tenants and customers. Nevertheless, the
Board has identified no drivers for significant
change of direction in terms of its constitutional
arrangements. On the contrary it can point to,
and this plan includes, many positives about
remaining as an important community anchor
organisation in Erskine.
As well as providing context in terms of the
Board’s strategic options appraisal, context
is also provided in terms of the history of
the Association and the success story which
Bridgewater has become. It was one of a
number of Large Scale Voluntary Transfers from
Scottish Homes to newly formed independent
organisations in the 80’s and 90’s. Several of
these organisations, for a variety of reasons,
no longer exist. However through good
governance and financial management,
continuous improvement and investment in
our homes and communities, Bridgewater has
succeeded in becoming an organisation with a
good reputation and one which has grown and
Bridgewater Housing Association Ltd
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developed since we first purchased the homes
and land in Erskine in 1998. And one which
is well placed to meet the future challenges
identified in the plan.

because of the nature of the services that we
provide, (Extra Care/Sheltered). Bridgewater
will have to spend time in getting back to prepandemic performance levels.

Of course no plan being written in 2021 can
ignore the past 18 months or so when the
world was plunged in to a series of lockdowns
and globally, citizens were subject to
many and varied restrictions on their daily
lives. Bridgewater did not escape these
restrictions nor did its tenants, other customers
and partners. The plan attempts to tell
Bridgewater’s pandemic story, how it affected
the organisation and how we attempted to
mitigate the worst effects on our services and
on outcomes for our tenants and others. The
plan also points to “green shoots” of how the
Association is emerging from the pandemic
and putting things in place for resuming normal
service.

Bridgewater’s business environment and its
strengths, weaknesses, opportunities and
threats have changed dramatically since it
emerged from Scottish Homes and since the
Board approved its last Business Plan. This
plan attempts to document what the current
position is and again provides some context
to the challenges and opportunities which the
Association is faced with over the life time of the
plan. Similarly the Association has developed
a robust Risk Assessment process to determine
the major risks to its business and the mitigating
factors which it has been able to put in place.
The Association does not have a zero tolerance
of risk but it does want to make sure that its
appetite for risk is properly documented and
that decisions about risk are informed with
realistic information.

Bridgewater, as an organisation, is about more
than just bricks and mortar. Our customers are
the “life blood” of the organisation and whilst
engagement can often be difficult in a formal
setting, who they are and what they think of us
remains as important today as it was in 1998.
The plan attempts to establish some base
line information about our customers, what’s
important to them and how they think we have
done during the pandemic.
Similarly we know that we would not be as
successful as we have become without the
help and assistance of our partners and many
organisations with whom we engage and
collaborate. The plan acknowledges these
organisations and their role in supporting
Bridgewater to achieve good outcomes for its
tenants and other customers.
Bridgewater has reported consistently good
performance during the course of its lifetime
both in terms of its own Key Performance
Indicators but also indicators established by the
Scottish Government and the Scottish Housing
Regulator. It has been viewed by the SHR as
complying with its standards of governance
and financial management. However 2020/21
saw a significant “dip” in performance, mostly
because of the pandemic but also partly
“Making you feel at home’’

The Association has spent some time
developing and reaffirming its strategic
objectives. These have been in place across
two business plan periods and the Association’s
Board is confident that they remain fit for
purpose going forward. These form the basis
of the Associations activities for the life time of
the plan where the work that we do can always
be “tied back” to our objectives.
Finally the Association’s financial plan aims
to establish how the Association will fund its
activities and ensure a robust financial regime
over the life time of the plan but also going
forward for the next 30 years. The Board’s
vision is not curtailed by the immediate
challenges. The Board intends and has worked
towards having robust finances, budgets
and plans to ensure that the Association can
continue to deliver for current and future
customers long after the current governance
and management regime has moved on.
Nevertheless the Board is aware that it needs
to carry out additional work, in light of the
pandemic on its long term forecasts, mitigating
strategies and scenario planning.

9
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VISION, MISSION, VALUES,
OBJECTIVES AND CULTURE
During strategic discussions at a special Board and
Senior Management event, facilitated by an independent
consultant, the Board reviewed the Association’s vision and
purpose and developed an overarching strategic context
for the work of the Association. The Association’s vision
therefore, reflects an emphasis, not only on, maintaining
homes to a high standard but also on delivering quality
services, working with and supporting our customers in a
place where they want to live and thrive.
VISION

Our vision is to be:
A customer focussed organisation that delivers the best affordable housing and services
to people who need them most.

MISSION

The Board’s mission for the Association is to:
Get it right for every customer.

VALUES

Our values underpin everything that we do. These are:
• Doing what matters most, with and for, our customers
• Putting customers first
• Getting it right first time

STRATEGIC DIRECTION

Our agreed strategic direction is:
Continuing to improve with proactive opportunism

10
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In relation to the Association’s values, the
Board have described these as:
Doing what matters most, with and for, our
customers – We are committed to providing
quality - not just in the homes we build and
maintain but also the services that we deliver.
We believe that our customers want excellent
homes and environments, value for money
and a good experience when dealing with
their landlord and we aim to deliver this, in
partnership with them.
Putting customers first – We believe that
this should permeate everything that we
do, whether it’s in procuring the best repairs
and maintenance contract or redesigning a
service to better meet our customers’ needs

Bridgewater Housing Association Ltd

or removing the obstacles which prevent us
from doing what they want. Our Board as the
governing body will provide strong leadership
and oversight, ensuring tenants and other
customers are protected and at the forefront of
all that we do.
Getting it right first time – We will ensure
a consistent approach to service delivery
and strive to make sure that our customers
experience is a “one stop” one. This means
delivering excellent customer service which we
can be proud of and that our customers can
expect as a matter of course. It means making
the right decisions at the right time and in our
repairs service specifically, not having to come
back to “fix things” that have gone wrong with
a repair that we have completed.

OBJECTIVES
The Association’s strategic objectives for the life of the plan will be:

1.
2.
3.

Manage and maintain, high quality
affordable homes and services.
Protect and enhance the value of
the environment
Deliver a quality, value for money,
customer service experience, in
partnership with our customers.

4.
5.
6.

Invest in our staff and board.
Exploit collaborative opportunities for
improvement and growth.
Demonstrates strong, sustainable and
effective, strategic governance and
financial control

CULTURE
Organisational culture is derived from the
convergence of organisational structures and
processes, espoused values and objectives,
and underlying behaviours and assumptions.
Culture is also promoted and fostered from
the leadership. As change in the organisation

“Making you feel at home’’

inevitably continues over the Business Plan
period and as the organisation continues to
evolve, the Board will support each other and
our staff to implement that change effectively
in a positive and inclusive way.

11
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3A. Strategic Options Appraisal and
Succession Planning
As stated elsewhere in the Association’s Business Plan, the
objectives of the Board and consequently the key theme of
this business plan is for the Association, throughout the life of
the Business Plan to:
•

Deliver a quality, value for money customer
service experience in partnership with our
customers.

•

Invest in our staff and board.

•

Exploit opportunities for improvement and
growth.

•

Protect and enhance the environment.

•

Manage and maintain high quality
affordable homes and services.

•

Demonstrate strong sustainable and
effective strategic governance and
financial control.

These are fundamental to what the Board
sees as success going forward and members
recognised that they needed to make
important decisions about how they conduct
business and the impact the Association
aims to have in Erskine and elsewhere. The
Board needed to consider how it would use
its resources to meet a range of competing
demands in terms of services, neighbourhood
management, stock quality, regeneration, and
new development.

12

Additionally, In recognition of the SHR’s
guidance on Business Planning, the Board
were mindful that it needed to carry out a
strategic options appraisal as part of our
business planning process and that it was
important to set our option appraisal process
in the context of succession planning.
The Board worked with an external consultant
which allowed Board members to explore
how the Association should move forward to
ensure it delivered on its vision, maintaining its
desired strategic direction and best serve the
interest of its tenants and other customers. The
Board considered 5 strategic options:
•

Remain as an independent RSL

•

Remain independent sharing services

•

Join a larger Housing Association as a
subsidiary

•

Merger with small local RSL

•

Transfer of engagements with a larger RSL

Bridgewater Housing Association Ltd
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Options

Potential Advantages

Remain as an
independent
RSL

Independent Control Retain Identity

Bridgewater Housing Association Ltd

Potential Disadvantages

Resilience to increasing costs
Retain local office and local decision making Resilience to changes in
regulation and legislation Lack
Retain local staff
of Regen and Development
skills set Limited capacity for
Own strategic agenda and objectives
economies of scale
Concentrate on local issues
Income raised in Erskine spent in Erskine
In control of governance
Partner arrangements need
Retain local office and local decision making to be managed Arrangements
could be costly to set up
Retain local staff
and monitor
Own strategic agenda and objectives
Potential competing and or
Concentrate on local issues
conflicting interests Possible
VAT implications
Income raised in Erskine spent in Erskine
Won’t necessarily support
Increased resilience to increased costs
good governance
Buying in ready-made services

Remain
Independent
sharing
services

Independent Control Retain Identity

Join a larger
Housing
Association as
a subsidiary.

Retain Identity

Loss of power and autonomy

In control of a negotiated deal that
suits Bridgewater

Going back to being part of
a larger organisation Remote
accountability to parent

Likely to retain some autonomy
Access to group resources and economies
of scale
Potential for on lending from parent
No VAT issues if part of a VAT Group
Greater opportunities for staff/
Board Members
Access to different skills set Potential for
lower rent increases

Partnership subject to
successful negotiations
Reduction in community focus
Lender’s consent required
Tenants favourable vote
required
Lengthy process taking time
from pressing issues Existing
strategies would be influenced
and constrained
Less influence with key players
such as councils

“Making you feel at home’’
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Options

Potential Advantages

Potential Disadvantages

Merger with
small local RSL

Potential added efficiencies Increased
skills set

Bridgewater ceases to exist
Going back to being part of a
larger organisation

New organisation with new agenda
and vision

Focus on Erskine is lost
Greater political leverage Economies of scale Potential conflict in setting
new objectives
Might help unlock development
Needs a good “fit” between
opportunities
two organisations with
Potential for lower rent increases
willing partners
Both sets of tenants require to
vote in favour
May be pension issues
Both sets of lenders require
to authorise
Transfer of
Engagements
to a Larger
Organisation

Potential added efficiencies Increased
skills set

No governance structure
in Erskine

Greater political leverage Economies of scale Bridgewater cease to
exist Going back to being
Potential for increased investment
“swallowed up” by a larger
Might help unlock development
organisation
opportunities
Focus on Erskine lost
Autonomy lost
Needs a good “fit” between
two organisations with
willing partners
Potential for lower rent increases

Bridgewater tenants require to
vote in favour
May be pension issues
Both sets of lenders require
to authorise

As well as being in the best interests of
tenants, in deciding on the model which is
the best “fit” for Bridgewater, the Board is
also acutely aware that good services and
good performance isn’t sufficient to sustain an
organisation over the long term. Governance
and the sustainability of good governance
requires to be an important feature in the
decision-making process.
14

•

Option 1 will have no impact on the
constitution of Bridgewater Housing
Association, with the Board retaining
full control and responsibility of the
business. Whilst there is no regulatory
specification for the mix of skills required
on a governing body, Bridgewater is a
sizeable social business and charity and
therefore would require to continue to
Bridgewater Housing Association Ltd
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ensure it has the right people around the
Board table to provide strategic leadership
and direction and sound management
of its finances. A balanced and skilled
housing association governing body
would typically be composed of a mix of
skills, (e.g., business, finance risk, charity,
customer service, assets etc.), as well
as customers. Bridgewater’s Board has
consistently achieved a very good mix of
skills on its Board and participation in the
FLAIR Academy is continuing to ensure
this. The achievements and skills of current
Board Members are listed elsewhere in
the Business Plan. It should be noted that
the Association adopted a new set of rules
during 2020 which now allows it to appoint
Board Members to fill particular gaps in its
knowledge/skill base.

stakeholder relationships, along with a
good reputation in our area of operation.
We have had no approaches, not have
we sought any discussions with other
Housing Associations with regard to
merger or amalgamation, though we
have of course considered this as a
possibility. We understand that these
other options of being bigger can bring
costs efficiencies through reduced staff,
overhead savings on IT and back-office
functions and potentially efficiencies in
procurement, (which we already aim to
achieve via IFLAIR). We work closely with
local and wider partners to seek value
through service or cost sharing in areas
of procurement, IT, Care and Repair and
wider community regeneration and these
areas bring opportunities to reduce cost or
cost transfer.

In terms of staff, excellent leadership
has been essential to the success of
Bridgewater. The organisation is respected
amongst its peers and is known for good
service and management throughout the
sector. There is no fear that, if the senior
officer or other members of the leadership
team left the organisation, for whatever
reason, Bridgewater could not attract
suitable candidates to fill these posts.

Bridgewater is a Scottish Homes LSVT
success story. We understand the local
context and have demonstrated that as
a smaller community controlled landlord
we can outperform other social landlords
and that being local we can achieve more
efficient services and better outcomes
for tenants. We have influence over what
happens in Erskine and in Renfrewshire
generally because of our close working
partnerships with Renfrewshire Council and
the Health and Social Care Partnership
and through our Chief Executive lead
on Housing issues at the HSCP Strategic
Partnership Group (SPG).

Our Board and Staff are temporary
guardians of Bridgewater and must always
consider how best to sustain the delivery
of our business purpose, manage risk and
protect the interest of current and future
beneficiaries. We believe we have the
experience and knowledge to manage
change within the leadership team as well
as at Board level.
We have assessed our short medium
and long term plans and assessed
our expectations that the Association
has adequate resources to continue in
operational existence for the foreseeable
future. The Association’s Scottish Social
Housing Charter outcomes, Governance
Criteria, Tenant Satisfaction and National
Benchmarking data are all very positive,
along with constructive lender and other
“Making you feel at home’’
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Having assessed our business, our
financial plans and our risks, especially
as we emerge from Covid and wider
uncertainties around the reality of Brexit,
the Board believe in our future and in
remaining and independent organisation.
•

Option 2 would also have no effect on the
constitution of Bridgewater with the Board
retaining full control and responsibility for
the business. As this is not a constitutional
change, it would be much simpler, faster
and cheaper to deliver without the need for
15
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formal consent (SHR, Lender, OSCR, etc.),
or consultation/ballot of tenants. The Board
were aware that the Association is already
highly experienced in sharing services
with other Associations, particularly the
FLAIR Association where services have
been shared in the areas of, project
management, Development Services and
Financial Inclusion services. This is an area
where there is appetite for more to be
done and the Board are keen to see more
exploration of this during the lifetime of
the plan.
•

Option 3 would involve a group structure
where Bridgewater would become
a subsidiary organisation of another
organisation. The larger entity would be
the parent company. During this discussion
this option became less favourable
amongst Board Members for the reasons
set out above, but more particularly
because members saw this as a backward
step in the history of social housing in
Erskine where originally Erskine was
managed by a local office of the Scottish
Special Housing Association/Scottish
Homes. Members saw a move to a group
structure as a move to an organisation
subservient to a larger entity much like
the area office was to SSHA/Scottish
Homes headquarters.

•

Option 4 would see both smaller
organisations combine all of their business
assets and liabilities into one new larger
RSL. Bridgewater Housing Association and
the other RSL would no longer exist. Like all
of the options there are pros and cons in
relation to this one. However, on balance,
for the lifetime of the current plan, they
did not see the advantages outweighing
the disadvantages.

•

Option 5 would see both organisations
combine all of their business assets and
liabilities into one new RSL. Bridgewater
Housing Association and the other RSL
would no longer exist. Like all of the options
there are pros and cons in relation to this
one. The biggest disadvantage of this
approach for the Board is the impression
that Bridgewater would be “swallowed up”
by a larger organisation. On balance and
although the Board would not rule it out
in the future, for the lifetime of the current
plan, they did not see the advantages
outweighing the disadvantages.
In summary, the following areas have been
assessed, responded to and suggested
actions identified:

Appraisal Area

Our Response

Actions

Key Performance
Information against
Scottish Average

KPI/charter performance is good
and monitored quarterly and
benchmarked. Last ARC has seen
downward trends due to pandemic
but sector wide.

KPI to be reviewed as a
result of COVID disruption.
Continue to review landscape
services and costs via
IFLAIR procurement and
development of VfM strategy.

Rents are above average due to
extent of landscape maintenance.
Review of Self
assurance
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Robust approach to self- assessment; Continue to update Action Plan
internal audit; no material nonfollowing this year’s internal
audit review.
compliance; good relationship
with SHR
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Appraisal Area

Our Response

Actions

Financial Plans are
robust

Independent review. Meet our
covenants. Good relationship with
stakeholders. Minimum working
balance of £1.5m sustained with
smoothed out investment programme
and RPI increases.

More testing required of
impact of Covid and Brexit.
Review of management costs.
Review potential to share
services.

Rents are affordable

Affordability check. Above Scottish
average.

Ability to restrict rent increases
is limited – review. Review
costs/service delivery of
landscape maintenance.

Asset Management

Approved Asset Management Plan

Review plan, update with
current forecasts and align
with Business Plan,

Financial capacity to
react to change

BP is linked to RPI increases and
borrowing low. MWB set at £1.5m.
Updated 30-year plan annually.
Capacity to borrow for new build.

Review costs of investment and
delivery against long term.
Take account of increasing
inflation forecasts. Review cost
of delivering new build and
borrowing.

Potential to improve
or expand service
delivery

Care and Repair expansion but
Review of FLAIR partnership
tendering adds risks. Costs covered
plan. Promote services Care
by income. Factoring services provide and Repair for future.
wider environmental sustainability.
Opportunities available also via FLAIR
to share services and collaborate.

How effectively we
engage with tenants
and how are we
are regarded as a
landlord

Good communications; access to
decision-making; good reputation;
good wider stakeholder support

Use CX to obtain instant
feedback and review. Expand
Myhome and IT facilities.

What is our
contribution to
increase housing
supply

Good working relationship with
Council; site identified within SHIP for
sheltered housing; feed into Council’s
housing needs and demand strategy
for future.

Continue to discuss with the
council the prospect of a
Section 75 deal.

The level of
wider community
regeneration activities
we should be
engaged in

Welfare rights services; Covid
voluntary response; access to FLAIR
projects and funding

Develop a strategy to support
tenants? Access FLAIR support
further. Maximise grant
available.

“Making you feel at home’’

Complete decision to fix loans.

Identify partners for delivery.
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Appraisal Area

Our Response

How we contribute to
meeting the needs of
homelessness

Meeting targets

Actions

Need support for vulnerable
Maintaining sustainable communities homeless tenants

Implications of
Older tenant population and
demographic changes demographic –and provision of
we face
sheltered and extra care facilities.
Younger population in receipt of
support

Urgent – need to address ‘fit
for purpose’ status of sheltered
housing. Proceed with review
of sheltered support.

How we engage with
other partners

Very good working relationship with
Develop a strategy to
key stakeholders including Regulators, articulate what shared
lenders, auditors, and FLAIR/IFLAIR
services could be undertaken
via FLAIR and other partners

Our financial strength
and capacity to
borrow

Financial strength is good and
maintains MWB of £1.5m where
inflation of 2.5% is maintained
throughout the plan. Debt per unit is
low and capacity to borrow.

Review long term plans;
testing and assumptions in
light of Covid and Brexit

How we use our
reserves

Good strong financial position and
good leadership/governance.

Ensure prudent financial
planning and conclude
consultation and implement
agreed changes to the
pension scheme to mitigate
future liabilities.

Reserves of income are planned to
not drop below £1.5m. On-going
issues with DB pension scheme now
under consultation and pension
liability added to accounts – past
deficit being paid off.
What we should have
achieved ten years
ahead

Financial stability maintained
and going forward; risk appetite
remains low; good governance,
leadership, professionalism and
reputation – delivering vision/
mission are priorities. Maintain good
charter performance and customer
satisfaction.

All of constitutional options were discussed
with the help of an independent consultant
and advice on the issues above was sought
from a separate consultant. Recognising the
lead role Bridgewater’s Board must take in
this decision the Board acknowledged the
following:
•
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Bridgewater Housing Association is a high-

Review risks regularly
especially COVID/Brexit
recovery; care and repair;
factoring services; long term
assumptions and maintain
affordable rents. Review
shared services and where
efficiencies can be achieved
under different models.

performing and financially robust RSL. It
also has sound governance. There is no
obvious driver for changing the business
model at this time.
•

Bridgewater already has a successful track
record of building effective collaboration
and partnership working, not least
with FLAIR and IFLAIR. The Board also
Bridgewater Housing Association Ltd
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recognised that there were opportunities to
strengthen existing partnerships and also
to form new partherships.
•

•

firmly believe that the resilience of the
organisation does not hinge on either the
Chief Executive or one or two members
of the Board or the Leadership Team. The
whole team, working together, performing
appropriately their separate roles is what
makes the organisation robust.

BHA’s governance review and internal
audits of its Assurance Framework has
strengthened the Boards assurance of its
governance arrangements. In its 23 year
history the Board has been chaired by only
five different people which has helped
to establish stability, knowledge and
succession.

Within this context the Board agreed:

The Board comprises a range of different
skilled people, including Architects,
Town Planners, Local Authority Finance
Managers, Housing Professionals etc., with
a myriad of professional backgrounds,
and including tenants and other customers
providing good governance within the
context of their work and domestic lives.

•

Members agreed that the preferred
strategic option had to be one which was
in the best interests of tenants and was
supported by tenants.

•

Members agreed that any future
approach to the management and
governance of the Association’s business
should be resilient in the face of changes
in key personnel on the Board and at the
senior management team. The Board

Bridgewater Housing Association Ltd

•

Our preferred option is to remain as an
independent RSL but to seek opportunities
to improve and widen partnership working

•

To support the RSL continuing to remain
independent. When the CEO post becomes
vacant, the Board’s firm intention would
be to recruit a new CEO at the earliest
opportunity

This was tested at the time of the review when
Members of the Association were consulted on
their view. They overwhelmingly agreed with
the Board’s view. The Board again “tested”
this decision out when in January 2021, the
Board carried out additional research to
gauge tenants views about the future direction
of the Association. The results of the survey
confirmed the Boards view. Nevertheless,
the Board is committed to continuously
reviewing this position, particularly in light of
the pandemic and its ongoing effect on the
Association’s business and its customers.

The majority of respondents want
Bridgewater to continue as a standalone Housing Association
Q27 Do you agree with the Board that the Association should be independent
but collaborate more with other Associations or would you chose one of the
other options?
No change. Remain as a stand alone independent
organisation and not collaborate more with other Housing…

56.2%

Continue as a stand alone Housing Association and
collaborate more with other Housing Associations
Merge with another Housing Association
Partner with another Housing Association to form a group
structure

25.4%
2.5%
1.0%

[DO NOT READ OUT] Don’t know/ no opinion

14.9%

Base: All respondents, n=201

“Making you feel at home’’
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SUCCESSION PLANNING
It is an important part of Bridgewater’s
commitment to good governance and to
succession planning that the members of
the Board have an opportunity to engage
in an internal process which looks at their
development as a Board Member. The
Board have adopted a policy which is
designed to address that aim. The process
provides a framework for looking at the
overall effectiveness of the Board as a whole
and individuals on the Board and their
development needs in terms of their role
and responsibilities and possible future roles
and responsibilities.
The policy is designed to support and enhance
the quality of governance within Bridgewater
and to ensure that the Association always
has “the right people in the right roles”
and a robust knowledgeable and skilled
governing body.
Each Board member undergoes a
Development Interview with the Chair and
Chief Executive annually. The focus of these
meetings will is on what support the member
needs in order to participate effectively as a
Board Member. This includes administration,
training and mentoring arrangements. In
addition, part of the discussion with the Chair
involves the Board Member’s intentions and
aspirations in relation to their term of office.
This helps inform recruitment of new Board
members and ongoing succession planning,
where required, transition arrangements for
new Office Bearers.
A report is prepared for the Board
summarising the outcomes of the meetings.
This has two purposes. One to satisfy the
requirements for the Board to take a decision
on Board members who have been a member
of the Board for nine years or more and
who’s term of office is coming to an end and
secondly to identify any gaps in skills and
knowledge which the Board require to deal
with in terms of support and or training or new
appointments to the Board.
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To support members of the Board in their
respective roles, the Association has developed
a comprehensive Framework of Governance
which amongst other things, includes roles and
responsibilities for Board Members generally,
together with specific roles and responsibilities
of Chairs and Office Bearers and terms of
references for sub-committees. Bridgewater
commissioned an independent review of its
governance arrangements in 2019 and the
consultant concluded that;
“It is clear that Bridgewater attaches
great importance to effective governance.
The Board has developed a Governance
Framework which is very comprehensive
and includes key policies and strategies,
remits, standing orders and a scheme of
delegations. It was reviewed in 2018 and is
essentially a reference source: it is referred
to regularly. Each of the two committees
considers, as part of their regular business,
quarterly reports relating to governance and
regulatory compliance. The Governance
Framework, Active Governance statement
and the quarterly reports combine to provide
a comprehensive basis for the Board to be
assured about the strength of Bridgewater’s
governance and compliance. Bridgewater’s
approach can be described as demonstrating
good practice but it is essential that the Board
uses these resources effectively. This report
makes some suggestions about how current
practice can be enhanced”.
Additionally, the Association participates in
the FLAIR Academy. This has been established
by the local Associations in Renfrewshire
known collectively as FLAIR. This is a training
academy for prospective new Board Members
and three of the Association’s most recent
Board Members have come to the Board
through this route. This is an ideal way of
refreshing the Board and reducing the
average age of Board Members.
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Staff
The Chief Executive has indicated his intention
to retire at some point during the current
business plan and the Board will be guided
through this important transition using
specialist advice. The housing sector generally
is seeing a period of change in terms of chief
officer and senior staff vacancies and turnover
in the sector. Notwithstanding this, given the
reputation of the Association as both a good
landlord and a good employer, the Board
envisage being in a position to attract a range
of suitable candidates.
The Business Plan recognises that staff
changes should be planned for and that the
Board are aware of what is considered good
practice in terms of recruitment. Obviously,
all vacant senior posts will be advertised
externally, and appropriate HR advice
obtained for external recruitment including the
management of any internal candidates.
“Making you feel at home’’
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Continuing to develop the staff team is also
beneficial in terms of identifying talent and
giving space to value their contributions
and include them in key strategic decisionmaking. Of course, the Association will also
wish to see staff take up appropriate training
and qualifications which will enhance the
professionalism across the organisation. The
Association has been accredited for Investors
in People for many years and understands the
importance and benefits of a staff team that is
encouraged and empowered to do their job.
This has been even more evident during the
pandemic when staff were isolated from their
colleagues and from the organisation.
The Association has an appropriate
budget for staff and Board development
which is monitored for effectiveness and
reviewed annually.
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4. Who we are
Our History

Our Stock

The origins of Bridgewater Housing
Association lie in the decision by the UK
Government during the 1980’s to divest
Scottish Homes, (formerly the Housing
Corporation in Scotland and the Scottish
Special Housing Association – SSHA), of its
landlord role in Scotland. In December 1997,
tenants of Scottish Homes in Erskine voted
overwhelmingly to support the transfer of
ownership and management of their homes to
Bridgewater Housing Association Ltd. A newly
formed group of local people, who had been
supported by Scottish Homes to prepare a
business case for the transfer, formed the first
Board of Bridgewater Housing Association.
On 15 April 1998 the transfer of 946 houses
and flats, together with 499 garages into
community ownership, took place.

Bridgewater HA’s Large Scale Voluntary
Transfer (LSVT) stock is contained within
the 3 main estate areas of Bargaran, North
Barr and Park Mains, where 3391 houses
and flats were built by the Scottish Special
Housing Association between 1974 and 1983.
Up to the time of the stock transfer, 2445
properties had been sold under the Right to
Buy, (RTB) legislation. Between 1998 and 2015
Bridgewater sold a further 303 LSVT properties
under RTB. During the same period a total of
62 former SSHA properties were re-acquired
by the Association through the Rental off
the Shelf (ROTS) scheme and Mortgage to
Rent (MTR) initiative, utilising available grant
and the Association purchased one property
using its own resources. The Association
also purchased an additional garage in
2006 bringing the total number of garages
in its ownership to 500. The garages are
predominantly located in Bargaran and North
Barr with smaller numbers located in Park
Mains.

Bridgewater HA also took ownership of
and responsibility for the maintenance of
32 hectares of green open spaces, over 18
miles of unadopted footpaths, over 250
unadopted car parking areas and several
small unadopted roadways. In this respect
the Association’s ownership of these “nonhousing assets” makes it unique in Scotland.
The Association’s open spaces and particularly
green spaces, contribute significantly to
the popularity and amenity of the area
for residents of all tenures. Their effective
maintenance and management have a
systemic influence over the reputation of the
Association and have a positive effect on
the value of the stock generally. However,
this responsibility also means that our rents
are usually higher than comparably sized
and type of social housing accommodation
elsewhere in Scotland. We estimate that
around £7 per week of tenant’s rents
goes towards landscape and common
maintenance works.
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In early 2000, Bridgewater HA began the
process of providing a new offer to customers
by increasing its stock numbers through
the development of new build social rented
property. Renfrewshire Council’s Local
Housing Strategy and Strategic Investment
Plan identified the need for Extra Care and
Amenity housing within the Erskine area.
This requirement was concomitant with the
Association’s strategic ambition to increase
stock numbers and to meet the demand
from residents who wished to remain in the
areas as their lives progressed and their
housing needs potentially progressed from
mainstream, to, sheltered and then to extra
care housing. By 2008, 46 Extra Care flats and
9 wheelchair accessible and amenity flats had
been built at Clayson House, (Blantyre Court)
and Robertson House, (Rashielee Drive).
Consistently high demand for mainstream
housing led to the development of a further 92
Bridgewater Housing Association Ltd
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mainstream houses and flats at Barholm Drive
and Barholm Crescent in 2012/13, increasing
the Association’s total stock available for rent
to its current number of 853 units.
Bridgewater’s sheltered housing stock
comprises 94 sheltered houses and flats
divided into 3 separate complexes located
at Cullen, Blantyre Court and Mains Drive,
which together with 2 houses used as staff
and community facilities, were included in
the stock transfer from Scottish Homes. One
of the community flats was converted back
to a mainstream housing unit in 2011 as part
of an ongoing process to streamline housing
support services costs.
Mainstream and our New Build Extra Care
housing accounts for 89% of the Association’s
housing stock and all property types in all
locations are in consistently high demand. The
remaining 11% of the stock, or 97 units including
community houses, is sheltered housing
which was created by Scottish Homes in the
mid-1980s through the partial conversion of
mainstream housing. This process of partial
conversion although necessary at the time,
was not entirely successful and involved
several significant compromises which have
had a detrimental effect on lettability. In
particular, many of the properties do not
meet modern accessibility criteria, effectively
eliminating applicants with mobility issues,
resulting in lower demand from precisely the
frail/elderly group that they are intended to
house. Solutions for improving accessibility
have proven to be financially unfeasible and
consequently Bridgewater HA considers its
sheltered housing to be “cause for concern”
stock and included in more detail within the
Asset Management Plan. Although strategies
to mitigate the impact of low demand have
been devised and implemented, its future
viability as sheltered housing looks uncertain.
Discussions are progressing with the local
authority and re- provisioning is now included
“Making you feel at home’’
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in the Strategic Housing Investment Plan and
a developer identified.

Care and Repair
In 2001, the Association took over, responsibility
from Paisley Housing Association, for
delivering the Care and Repair Service as
managing agent for Renfrewshire and East
Renfrewshire Councils. The service was
jointly revenue funded by Scottish Homes
and both Councils. With the abolition of
Scottish Homes, all funding came from the
Councils until 2012, when this funding regime
ended. Subsequently, the Association won a
competitive tender to provide Care and Repair
services for five years to 2017. The service was
re-tendered and the Association again won
the contract, for a further four years. A new
contract was recently awarded for a further 11
months, until March 2022.
Following our approach to Cloch Housing
Association in 2019, the Association submitted
a successful tender to manage Care
and Repair in Inverclyde for three years.
Bridgewater is now the largest provider of
Care and Repair in Scotland now covering
a fully integrated service throughout
Renfrewshire, East Renfrewshire and
Inverclyde.
Care & Repair provides free and confidential
advice and practical assistance to people who
are older or have disabilities. The aim is to
enable repairs and adaptations to be carried
out to allow customers to maintain their
independence and remain in their own homes
comfortably, safely and securely. On average,
annually Care and Repair deal with.
•

Disabled Adaptations for homeowners and
private tenants - 370

•

Small Repairs for all tenures 4,800

The service employs 11 people and facilitates
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the spend of approximately £1.6m per year
on vital adaptations. This has been a very
successful collaboration both for the Councils
and the Association and so long as the
ethos of the service fits with the Association’s
charitable objects and adds value to what we
do, one which we wish to continue. While there
is a risk to the business in terms of managing
these contracts, the Association has identified
mitigating actions to minimise any negative
impact on the Association as a whole. This
includes the loss of any of the two contracts.
The service has also provided the Association
with an opportunity to extend its influence
outside of its own operational boundaries. We
have provided services to Antonine Housing
Association, Lomond and Clyde Care and
Repair Service and Dalmuir Park Housing
Association. This is seen as an expanding
“arm” of the Care and Repair service and
one which can enhance the reputation of the
Association and generate additional income.
The Scottish Government have provided
£0.5million to fund an initiative to assist
homeowners to comply with the new domestic
fire regulations coming into force in February
2022. We have secured £50k to supply
and install compliant interlinked systems
in Renfrewshire, East Renfrewshire and
Inverclyde free of charge for those who meet
their qualifying criteria:•

Live in and own their home which must be
in council tax bands A, B or C and

•

Be of state pension age and in receipt of
Guarantee Pension Credit, or

•

Have a disability and be in a support group
for Employment & Support Allowance

The general package includes 5 battery
operated AICO products – 3 Radiolink
smoke alarms, 1 Radiolink heat alarm and 1
standalone CO alarm.
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Our Board
We are governed and led by a voluntary
and unpaid Board. The Board is made up of
tenants, other service users and individuals
who have an interest in what we do. The
Board make the key decisions about the
Association and provide challenge and
oversight over our staff team to ensure that
all decisions and activity are in the best
interests of our tenants. There are many “good
governance” arrangements which our Board
Members are expected to adhere to however
principle amongst these are the Scottish
Housing Regulator’s Regulatory Standards of
Governance and Financial Management. In
summary these are:
Standard 1
The governing body leads and directs
the RSL to achieve good outcomes for its
tenants and other service users.
Standard 2
The RSL is open about and accountable
for what it does. It understands and takes
account of the needs and priorities of its
tenants, service users and stakeholders.
And its primary focus is the sustainable
achievement of these priorities.
Standard 3
The RSL manages its resources to ensure
its financial well-being and economic
effectiveness
Standard 4
The governing body bases its decisions
on good quality information and advice
and identifies and mitigates risks to the
organisation’s purples.
Standard 5
The RSL conducts its affairs with honesty
and integrity.
Standard 6
The governing body and senior officers
have the skills and knowledge they need to
be effective.
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Standard 7
The RSL ensures that any organisational
changes or disposals it makes safeguard
the interests of, and benefit, current and
future tenants.
In October 2019, in order to comply with
the Regulatory duty to provide the Scottish
Housing Regulator with an Assurance
Statement, the Board were able to report
that as a result of robust timely and regular
evidence-based reporting to the Board and
its Sub Committees, along with ongoing selfassessment and internal audit, they could
confirm that they were assured of compliance
with:
•

The regulatory requirements set out in
section 3 of the Regulatory Framework.

•

The relevant standards and outcomes in
the Scottish Social Housing Charter

•

The relevant legislative duties

•

The SHR’s Standards of Governance and
Financial Management

There were no areas of material or significant
non-compliance that required to be disclosed
in the statement. However, through a selfassessment mapping, an independent audit
of Governance arrangements and audit
of the evidence base, the Board identified
areas where they felt improvements could be
achieved and an action plan was prepared
to address these. The plan was implemented
and developed further during 2020/21. A
further Assurance Statement was issued
to the SHR in October 2020 and the SHR
issued their response in March 2021 and
published the Association’s Engagement
Plan which stipulated that the Association,
“Meets Regulatory Requirements including
the Standards of Governance and Financial
Management”. As regulation changes and
requirements are up-dated, this annual
review and assurance action plan will also
be updated and rolled forward. The most
recent Assurance Statement, following an
independent audit of evidence was approved
and published in October 21.
“Making you feel at home’’
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The members of our Board have a range
of skills developed over many years as
employees, service users, managers, elected
members, civil servants and Board members
of other organisations. They are currently:
Alastair Morris – Alastair became a
member of the Board in 2013. Alastair has
been the Chair of the Association since
2018. He is also the Chair of the Housing
Support Service Sub Committee. He is a
tenant of the Association. Although retired
now, he was formerly a Civil Servant with
the UK Government. Alistair has previously
been Vice Chair of the Association and
chairs the Housing Support Services Sub
Committee.
John Paterson – Joined the Board in 2013.
John took up his position as Vice Chair of
the Association in 2018. John is a tenant of
the Association. He currently works in the
Care Sector and has worked abroad as
well as working with the Civil Service for
the UK Defence Department. John chairs
the Associations Scrutiny Sub Committee.
Heather Stirling – Joined the Board in
2009. Heather took up position as the
registered Secretary of the Association
in 2017. She is a tenant and works for the
National Health Service as a Hospital Clinic
Receptionist.
Angela Westrop – Angela has been a
member of the Board since 2001. Angela
has previously served as the Chair and
Vice Chair of the Association. She owns a
home in Erskine and is a recipient of the
Association’s Factoring Service. She has
worked in the Housing Sector with the
Scottish Federation of Housing Associations
and currently is a senior manager with the
Care Inspectorate.
Robert McNally – Robert has been a
member of the Board since 1998. Robert
was first nominated to the Board as a
Renfrewshire Council representative. At the
end of his term as a local councillor, Robert
remained as a Board Member in his own
right. He is now retired. He is a recipient of
25
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the Association’s Factoring Service. Robert
chairs the Association’s Audit and Risk Sub
Committee.
Frank Bradley – Frank joined the Board
1999. Frank was a local planner with
Renfrew District Council when Erskine was
being “master planned”. He remained in
local government service with Renfrewshire
retiring as supervisory planner in strategic
planning. Subsequently he worked with
the Scottish Environmental Protection
Agency (SEPA) as an advisor on flood risk
management. Frank is not a recipient of
any of the Association services. He is a
homeowner living in the adjacent town of
Bishopton. Frank chairs the Association’s
Land and Property Management Sub
Committee.
Aileen Naismith – Aileen has been a
member of the Association’s Board since
2006. Aileen is a tenant of the Association
and works in the Care Sector. She
represents the Board on the Association’s
Health and Safety Working Group
Ken Macintosh – Ken joined the Board in
2014. Ken is a resident of Erskine but not a
recipient of the Association’s services. He
is retired from a long career with Glasgow
District, (now Glasgow City), Council and
latterly, Glasgow Housing Association as a
Senior Architect.
Denise Love – Denise became a member
of the Board in 2019. Denise is a qualified
accountant with full membership of
Association of Certified Chartered
Accountants (ACCA). Denise has almost 30
years’ experience working in Finance mostly
within either Local Authorities or Housing
Associations. She is currently employed as
Senior Accountant Treasury and Capital for
South Ayrshire Council and was previously
employed as a Finance Officer within a
Registered Social Landlord. Denise resides
in Renfrew and has a good knowledge
of the Erskine area and joined the Board
to share her financial knowledge with
Bridgewater’s Board. Currently Denise is a
member of the Audit and Risk Committee.
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Craig McGarry – Craig has over 15 years’
experience in housing and currently works
for a Housing Association in Glasgow. He
has a CIH Level 5 Diploma in Housing.
Craig joined the Board through the Flair
Academy and became a full Board
Member in 2019, he currently serves
on both the Housing Support Services
Sub Committee and the Scrutiny Sub
Committee.
Steve Webster – Steven currently holds
position as Housing Officer in a local
Housing Association and has around
20 years’ experience in Social Housing.
Steven undertook the Flair Academy
training before joining the Board in 2019
and is a member of the Audit and Risk Sub
Committee.
Suzanne Austin – Suzanne joined the
Association’s Board in 2019 through the
Flair Academy and attended all of the
training sessions provided through this
scheme. Suzanne is a member of the Land
and Property Management, Audit and
Risk and Housing Support Services Sub
Committee’s. She is currently a tenant of
the Association. Formerly Suzanne was a
Community Councillor and a member of a
Residents Action Group.

Our Staff
Bridgewater’s senior officer is its Chief
Executive. This is currently Ian McLean. During
his time at Bridgewater, the Board were happy
to approve his appointment as Chair of the
CIH in Scotland. A position he held for two
years. He leads a small leadership team of 4
who are responsible for Corporate Services,
(including Care and Repair), Technical
Services, (including Factoring), Housing
Services, (including Housing Support) and
Financial Services, (including external and
internal audit).
The Association employs 18 members of core
staff. The other 14 members of staff are funded
from income from sources other than rental
income. Details of the Association’s Leadership
Bridgewater Housing Association Ltd
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Team are as follows and a Staff structure is
appended to this plan.
Ian McLean is the Association’s Chief
Executive. Prior to joining Bridgewater 23
years ago as its first senior officer, he spent
most of his career with Glasgow District/City
Council in various posts. He left the council as
a Neighbourhood Housing Manager, at local
government reorganisation in 1996 to join
the newly created Dumfries and Galloway
Council, where he led the team providing
housing services to the former Wigtown
and Stewartry Councils. He is a Fellow and
a former Chair of the Chartered Institute of
Housing in Scotland and previously served
on the UK National Council of the Chartered
Institute of Housing.
Gary Stapleton is the Association’s Technical
Services Manager. He has been with
Bridgewater Housing Association for over 20
years following employment with Dumfries
and Galloway Council. He has a Diploma
in Housing Studies from Stirling University
and is a Member of the Chartered Institute
of Housing. He started his career in private
practice and has extensive knowledge and
experience of Quantity Surveying.
Scott Currie is the Association’s Corporate
Services Manager. He has an HNC in
Architectural Technology and joined the
Association as its Care and Repair Manager
when the project transferred from Paisley
South Housing Association to Bridgewater
in 2001. His post was re- defined to
include Corporate Services in 2017. Prior to
undertaking this role, he led the Care and
Repair team for 8 years having previously
worked as an Architectural Technologist in
private practice, including a period as a
partner in his own business.
Angie Kennedy is the Association’s Head of
Finance. She has worked with Bridgewater
since 1998 following a period of teaching
Business Studies and IT in Secondary
Education. Previous to this, Angie had spent 10
years working in accountancy for both private
practice and for other housing associations.
Angie has an HNC (Business Studies), B.A. in
“Making you feel at home’’
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Accounting and a Post Graduate Certificate in
Secondary Education (Business Studies). She
has previously been a member of the GTC
for Scotland and is a Current Member of the
ACCA.
Ruth Brogan joined the Association in
2019 as Head of Housing and Customer
Service and brings over 30 years’ senior
management experience in social housing
working at Glasgow City Council’s Housing
Department, then as a member of the small
GHA Implementation Team which delivered
the successful ballot result and stock transfer
to GHA. Latterly she worked for Glasgow West
Housing Association (GWHA) as Business
Development Director and achieved two
successful stock transfers from GHA resulting
in GWHA doubling in size. Her qualifications
include an MBA and Diploma in Human
Resource Management and she is a member
of the Chartered Institute of Housing, the
Chartered Management Institute and
the Chartered Institute of Personnel and
Development.
In terms of the wider staff team, there
is an established structure for learning
and development in part embedded by
Investors in People accreditation, which the
Association has participated in for a number
of years. Developing the staff team and
empowering them to do their job is critical to
the Association’s continuing success, as is how
we recover from COVID and build on new
and enhanced flexibility and adaptability in
working practices and delivering services. A
copy of the staff structure is attached.
Most staff are located at the Association’s
main office in Bridgewater Shopping Centre.
This is the main shopping centre for the town
and the office is located near shops that are
visited by most people in Erskine frequently.
Consequently the location is ideal for our
purposes. However the office itself is not.
The Association, following a long review of
possibilities, has decided to enter in to an
agreement with our current landlords to
invest in the property and to redesign the
office space to modernise it and to make
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it “pandemic safe”. A building warrant has
been applied for and it is anticipated that
completion can be achieved by the end of the
current financial year. Budgetary provision has
been made and discussions are ongoing with
the landlord in terms of the Association’s lease.

•

any other purpose or object permitted
under Section 24 of the Housing (Scotland)
Act 2010 which is charitable both for the
purposes of Section 7 of the Charities and
Trustee Investment (Scotland) Act 2005 and
also in relation to the application of the
Taxes Acts

Rules

•

The permitted activities and powers of the
Association will include anything which
is necessary or expedient to help the
Association achieve these objects.

•

The Association shall not trade for profit
and any profits shall only be applied for
the purpose of furthering the Association’s
objects and/or in accordance with these
Rules.

•

Nothing shall be paid or transferred by
way of profit to Members.

The registered office of the Association
is at: First Floor, Bridgewater Shopping
Centre, Erskine, PA8 7AA. The Association is
a Registered Scottish Charity and operates
under the Scottish Federation of Housing
Association’s Charitable (Scotland) Model
Rules 2020. Registered under the Co-operative
and Community Benefit Societies Act 2014 and
the Housing (Scotland) Act 2010. These rules
were adopted at an SGM in September 2020.
The objects of the Association are:
•
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to provide for the relief of those in need
by reason of age, ill-health, disability,
financial hardship or other disadvantage
through the provision, construction,
improvement and management of land
and accommodation and the provision of
care;
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5. Current and Future Challenges
INTRODUCTION
Up until recently Bridgewater and the social
housing sector generally has benefited from a
generally benign economic climate. However,
issues such as the potential for continuing
significant uncertainties around the UK’s
decision to leave the European Union and the
need to respond to evolving requirements,
(fire safety/smoke detectors) following the
Grenfell Tower fire and legislative changes
such as the introduction of GDPR (data
protection) and the extension of FOI (freedom
of information) to Housing Associations, the
increasing need to respond to climate change
and new energy efficiency standard for our
homes, and of course COVID-19, its effects on
business and the recovery mean challenge in
the sector is growing. Consequently, the need
for effective risk management and assurance
at Bridgewater must keep pace.
Furthermore, the UK’s departure from the
European Union, is already affecting the
cost of goods and services, funding and
investment and it may also have implications
for those larger Associations or Association’s
that provide a significant care service, who
are reliant on the EU for staff. It is more
important than ever that Bridgewater test and
understand the implications for our business to
ensure the best possible outcome in our new
and changing environment.

HEALTH AND SAFETY
Bridgewater’s Board members are aware
that they must understand and fully meet
their existing obligations in relation to tenants’
health and safety, as well as preparing
for increased expectations and changing
requirements. Bridgewater will continuously
work towards having a strong and appropriate
oversight of decisions around stock quality and
health and safety compliance. The safety of
all tenants, especially the most vulnerable will
be of primary importance to the Board and
“Making you feel at home’’

the Association will comply with all health and
safety statutory requirements; this includes
up-dating all relevant policies in place that
are regularly managed and monitored by
the board, effective compliance reporting
and good quality data. This will continue to
be a feature of the Association’s Assurance
processes leading to the submission of its
Annual Assurance Statement to the SHR.

STOCK CONDITION AND ASSET
MANAGEMENT
In recent years, if it wasn’t already, the
importance of ensuring that stock meets
high standards for health and safety and
overall stock condition has been increasingly
identified, through statutory intervention
in some Associations as a major issue for
the sector. As part of a well-integrated,
strategic approach to asset management, the
Association’s Board do understand the overall
condition of the Association’s stock, including
areas where additional investment is required.
This is based on professionally sourced upto-date data. The necessary investment
are reflected in the Association’s long-term
financial plans with delivery monitored and
recorded.
The Board has already agreed an Asset
Management Plan which is intended to
be interim because of uncertainties over
the pandemic. Work will be undertaken to
further review the plan and to align it with
this Business Plan in terms of priorities and
investment decisions.

REPUTATION
The Association’s reputation is affected by its
business decisions and performance across all
areas of its operation. Our board is more than
aware of its duty to stakeholders and how they
and their staff conduct themselves. Ultimately
it is for the Board of Bridgewater Housing
29
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Association to safeguard the reputation of the
Association and the Board will have regard
to the expectations of stakeholders in their
decision making and in their governance of
the Association. This will include obtaining
appropriate and robust assurance for
the purposes of the Association’s Annual
Assurance Statement.

RENTS
The Association’s Board is aware of the
financial hardship which many of the
Association’s tenants currently find themselves
in. Welfare reform has not helped, and
the general economic conditions currently
have been less than favourable to the most
vulnerable in society. The Board is also aware
that the Association’s rents are part of this
scenario. For historical reasons our rents are
higher than most of the other locally based
Associations in Renfrewshire, however the
Association is unique in its ownership of
considerable common landscape etc., the
maintenance of which is partly funded through
tenants’ rents (around £7 per week), (this is not
an issue for most other Housing Associations).
Nevertheless, the Board is committed to bring
rents to a level which is more affordable to
current and future tenants and will work to
understand better the impact of open space
maintenance on its rent and to understand
better affordability within its customer base.
For 2021/22 the Board agreed a nil increase
to reflect the hardships that many of our
tenants faced because of Covid. However it is
unlikely that this can continue and future rent
increases will be necessary to keep pace with
rising costs.

FRAUD
Bridgewater, like all other Associations is
exposed to Fraud by virtue of its provision of
services and supplies, (indeed the Association
has already notified the SHR of an incidence
of Fraud, under its Notifiable Events guidance).
This can have a significant impact on
the Association through disruption to our
services or undermining the achievement
30

of our objectives. Where Fraud occurs, it
is reputationally damaging and can have
significant implications for viability and
delivery of strategic objectives. The Association
will ensure that it has robust procedures in
place, regular staff refresher training and it
seeks appropriate professional advice when
fraud is identified. The Board understands
that keeping up-to-date with fraud and cyber
security is essential.

DATA INTEGRITY AND NEW
TECHNOLOGY
Integrity of data is fundamental and facilitates
good Board decision-making. Failure to
manage data integrity risk is indicative of
a poor control framework. Integrity can be
lost due to poor technology or when data is
processed incorrectly. Erroneous data can be
costly to fix and can damage the reputation
of the Association. The Board is aware that
accurate data and up-to-date information
will assist in areas such as compliance with
rent setting, maintenance of assets and in the
preparation of KPIs as well as developing new
services.
The Board is aware that Bridgewater, like all
other Associations in Scotland must comply
with the Data Protection Act 2018, (the Act).
The Act incorporates the EU General Data
Protection Regulations (GDPR) into law in
the UK and supplements its provisions. The
Act provides a comprehensive and modern
framework for data protection in the UK with
punitive fines for malpractice. The Act also sets
new standards for protecting general data
in accordance with the GDPR, giving people
more control over use of their data, and
providing them with new rights to move or
delete personal data. Failure to abide by the
requirements of the Act could lead to penalties
for Bridgewater and also lead to the potential
breach of trust between the Association
and its customers and other stakeholders.
Bridgewater has put in place mechanisms
and policies to ensure its compliance with
the GDPR, including the appointment of an
external Data Processing Officer and regular
staff training and reporting.
Bridgewater Housing Association Ltd
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Governance around cybersecurity is an
associated risk in meeting the new standards
for protecting data. Cloud-based services
can be cost beneficial and have grown in
popularity. But the number of attacks on
customer’s cloud-based accounts has also
risen. Bridgewater’s Board has sought in
the past and will continue to seek assurance
that the organisation’s IT security function is
safe and secure. The Association has been
assessed externally and holds the Cyber
Essentials accreditation.

may put tenants’ health and their lives at risk.
Having robust, reliable information about the
quality and condition of our stock is essential
to inform future investment strategies,
delivering high quality homes and longterm viability. The Scottish Housing Quality
Standard requires the Association to ensure
that tenants’ homes meet minimum quality
standards and the Energy Efficiency Standard
for Social Housing (EESSH), introduced in
March 2014, set higher standards of energy
efficiency to be met by social landlords by 31
December 2020.

OPERATIONAL ISSUES – EXISTING
STOCK

The Association has in place robust monitoring
systems to ensure ongoing compliance with
the SHQS and the EESSH. Currently 98% of
Bridgewater’s properties meet the SHQS and
96% the EESSH; non-compliant properties are
‘in abeyance’ for social reasons. EESSH2 now
supersedes the EESSH and will be significantly
more challenging to achieve, requiring
unprecedented levels of investment over the
next 10 years. It requires all social housing
properties to meet EPC Band B energy
rating, within the limits of cost, technology
and consent where necessary, by the end of
December 2032. It is an important element
of the Government’s policy of achieving net
zero greenhouse gas emissions by 2045.
Compliance with EESSH2 will require a
‘Whole House’ asset management approach
requiring large scale data gathering,
significant improvements to the external
thermal envelope of Bridgewater’s older
stock, the replacement of gas systems with
alternative heating solutions. The Association’s
Asset Management Plan will be further
developed to take account of emerging
priorities.

The core business of the Association is the
provision of social housing. These homes
generate an annual income (predominantly
rent and service charge income) of around
£4m. This income must cover day to day
running costs, service debt and meet major
repair liabilities. Bridgewater’s Board has an
important role in seeking assurance that the
financial and operational risks associated
with their day-to-day operations are well
managed.
The Board scrutinises the Association’s
performance and management and makes
informed decisions about their priorities. The
Board will ensure that the Association has
policies to measure, monitor and manage
the organisations operational risks and will
plan ahead to identify potential problems
and take action to prevent it. As part of its
risk management approach the Board will
stress test its plans against different scenarios
and demonstrate those affects against cash,
covenants and security. Additionally, the Board
will consider their appetite for risk in the light
of economic and political uncertainties and
maintain sufficient financial strength to cope
with combinations of adverse circumstances.

QUALITY
Bridgewater’s Board is responsible for
safeguarding the Association’s tenants’
interests. Failure to adequately invest in stock
“Making you feel at home’’

NEW BUILD
Following a review or our Sheltered
Housing Service and particularly whether
the properties were fit for purpose,
successive Bridgewater asset management
strategies, (since 2010) have identified the
need to replace elements of our sheltered
housing stock with modern, purpose built
and accessible housing within Erskine.
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However, until recently there have been few
opportunities to pursue this ambition. The
Association investigated a number of sites
within Erskine but these came to nothing and
although the SHIP, notionally had a line for
re-provisioning we were not hopeful that a
project could be delivered.
However, Renfrewshire Council recently
connected Bridgewater with Stewart Milne
Homes Scotland who are proposing to create
a 100 unit private development off Florish
Road in Erskine, which would include around
25 affordable units, through the Councils
Affordable Housing Policy. Bridgewater has
suggested to SMH that they consider creating
24 sheltered housing units for the association
within the application, which they have
responded to positively. Renfrewshire Council
has included the development within the SHIP,
giving it medium priority and allocating HAG
funding for 22/23 (£200k), 23/24 (£700k) and
£1.05M for 24/25. Currently this is speculative
as SMH have only recently begun the planning
process for the development and the issues of
price and affordability are at a relatively early
stage.
As noted above SMH have not yet worked
up the likely cost per unit although this is in
progress. The design of the units Bridgewater
requires do not form part of SMH’s standard
design portfolio. The Association has
identified a suitable design which is currently
being costed up by SMH. We expect SMH to
provide an indicative unit cost by the end of
November. This process will allow any issues
around specification and design to be firmed
up and the necessary cost planning exercises
to be undertaken. Assuming the cost of the
units meets all necessary criteria Bridgewater
would acquire the units from SMH. A site start
on the development is unlikely before the
end of 22/23 and SMH has indicated that the
affordable units will be among the last to be
completed.
Bridgewater will not enter into any agreement
or make any binding commitment to the
project until a number of key steps have been
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taken. Our discussions with SMH are still at a
relatively early stage, although constructive
progress has been made to date. Assuming
the price of each unit meets the necessary
HAG funding criteria and is demonstrably
affordable to Bridgewater, the development
will be included in our 5-year Business &
Financial Plans for consideration by our Board.
The Board will at the same time make an ‘in
principle’ decision whether or not to proceed.
Bridgewater has had preliminary meetings
with its funder, the Nationwide, who have
indicated there is considerable loan funding
capacity available to Bridgewater. As with
our previous developments it is likely that we
will use a blend of loan funding and our own
financial reserves, however it is too early to
predict what the blend may be.
It is unlikely that a site start will be achieved
until well into 22/23. The small amount of
HAG within the SHIP for 22/23 is to cover
pre-contract professional fees. The basis on
which professional fees will be apportioned
to Bridgewater, given SMH has its own design
team, has not yet been discussed. SMH
will incorporate/apportion the cost of site
acquisition for each unit within an overall unit
price.
The development will be included in our 22/23
Business and Financial Plans assuming the
outcome of our discussions with SMH are
successful.
Additionally, as explained in more detail in our
Asset Management Strategy, this will help to
fulfill the Association’s desire to provision some
of its sheltered housing offer, since much of
its current provision is deemed to be not fit
for purpose, notwithstanding the need for it in
Erskine.

COUNTERPARTY ISSUES
The Association regularly enters into contracts
with third parties including funders, insurers,
and maintenance contractors. These are
effective ways to deliver key services such as
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repairs and maintenance etc. But entering into
contracts with third parties can also increase
exposure to counterparty risk.
High profile business failures such as Land
Engineering and Lakehouse, (both of
which featured in the I FLAIR Framework),
have demonstrated that third-party risk
management requires proper attention.
In recent months some of Britain’s most
significant housing maintenance contractors
and construction firms have issued profit
warnings. With the economy facing further
uncertainty, contractors operating with falling
profit margins have heightened risk of thirdparty failures, with consequent effects for
delivery of repairs and maintenance services.
In 2011-2012 Bridgewater, together with a
consortium of 7 other community based
RSLs in Renfrewshire, East Renfrewshire
and Inverclyde, jointly developed, procured
and implemented the I-Flair Procurement
Framework. The consortium’s members were:
•

Arklett HA

•

Barrhead HA

•

Bridgewater HA

•

Cloch HA

•

Linstone HA

•

Oaktree HA

•

Paisley South HA

•

Williamsburgh HA

The purpose of the Framework was to provide
an additional means by which its members
could procure maintenance services more
effectively by:

Bridgewater Housing Association Ltd

•

Reducing the time required to procure and
deliver works and services

•

Providing economies of scale by combining
the programmes of 9 RSLs

•

Sharing information

•

Delivering savings and benefits (economic,
social and environmental)

•

Demonstrating commitment to the Scottish
Government’s Public Procurement Reform
Programme (PPRP)

The Framework has delivered many of the
members’ expectations.
•

Real savings in staff time in the
procurement process

•

Reduced timescales to get contracts on site

•

Virtual elimination of the risks associated
with non-compliance with OJEU

•

A reduction in professional fees (i.e. the
production of tender documents is largely
unnecessary)

•

Lower than anticipated costs by
comparison with life cycle cost assumptions

•

High levels of tenant satisfaction with
bathrooms, kitchens, gas maintenance

Bridgewater’s Board must ensure that
it has assurance that there is adequate
management of all outsourcing in place,
including monitoring of contract robustness.
The Board, where necessary will also consider
contingency plans when situations arise
when it is depending on a limited number
of contractors to deliver specific aspects of
itsservice.

•

Reducing the bureaucracy associated with
individual procurements

WELFARE REFORM

•

Reducing the risk of non-compliance with
EU procurement legislation

Welfare reform has been a feature of
UK Government spending decisions prepandemic. Since a large number of
Bridgewater’s tenants receive Housing Benefit,

“Making you feel at home’’
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the potential impact of existing welfare reform
measures need to be carefully managed in
order to protect the Association’s income.
Universal Credit’s introduction, in particular
direct payments of housing costs to tenants,
remains the welfare reform with the greatest
potential risk for Bridgewater. Universal
Credit has been rolled out to all new
benefit claimants across Great Britain since
December 2018, and by October 2021 there
were just over four million live claims across all
tenures An indication of the current problems
and potential problems yet to come is the
announcement that rent arrears in Scottish
Local Authorities across Scotland have risen
by 14% with the number of tenants in arrears
rising by 5.81% at March 2021, though this is
largely attributed to the pandemic.
Bridgewater prepared for welfare reform and
has developed a Welfare Reform Mitigation
Strategy which has been considered and
monitored regularly by its Scrutiny Committee
and has invested in providing Benefits Advice
and support for tenants through rental income.
The Board is aware that it would be prudent
to keep these preparations under review and
to test them in the light of learning from the
impact of Universal Credit across the country
and is committed to reviewing its strategy
during the life of this plan.

SUPPORTED HOUSING
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is aware that supported housing is inherently
a low- margin business and is therefore
more susceptible to economic changes and
changes to Government policy. The main risk
to supported housing income continues to
be the variability in support contract funding,
(Supporting People funding).
Pending further government announcements,
it is important for Bridgewater to understand
the risks of funding mechanisms and the
impact the loss of contracts could have on
the Association’s business and within the
Association’s continuing obligation to comply
with both social housing and supported
housing regulatory standards and statutory
requirements.

COSTS AND INFLATION
Costs are forecast to rise, in part due to
increasing remedial works on existing
buildings, (smoke alarms, and roofs) and
because of changes to building regulations, as
well as the emerging challenge of higher costs
associated with Brexit and the pandemic.
Failure to manage the cost base effectively
can lead to reducing free cash flow, margins
and interest rate cover and therefore impact
on business resilience. Bridgewater’s Board
realises that it is important to fully understand
the Association’s cost base and ensure that a
range of inflation assumptions are factored
into their stress tests.

Supported Housing accommodation makes
up 17% of Bridgewater’s stock. In its response
to the consultation on the Future Funding
of Supported Housing, the UK Government
announced in August 2018 that current
Housing Benefit rules for supported housing,
(which is not currently devolved to the
Scottish Parliament), would remain in place.
This has provided some certainty around
future funding. The UK Government has also
committed to reviewing how support is funded
and the relationship between support and
service charges, to better understand how
housing and support currently fit together.

Inflation is set to increase sharply in the
second half of 2021, with annual CPI forecast
to peak at 4.6% in April 2022. For now the
drivers here seem transitory. Energy and base
effects are likely to push up inflation, as are
trade disruptions and imported inflation. These
effects could prove problematic but should
ultimately dissipate. The larger risk remains
a more persistent domestically driven price
surge. For now the risks here remain more
contained. Accelerating inflation is currently
being driven by just a handful of primarily
imported goods, with services inflation, in
particular more subdued.

However, Bridgewater Housing Association
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upward pressure on costs could rise above
rent inflation. It is important therefore that
Bridgewater’s Board do not simply cut costs
but seek to optimise the best use of their
assets, which enables investment in new and
existing stock and safeguards the delivery
of services to tenants. Our collaborative
framework assesses quality as well as cost
to achieve efficiencies in investment. The
Association demonstrates quality assessment
in all other areas of procurement. A value for
money strategy is planned during the life of
the current business plan.

FINANCIAL AND TREASURY
MANAGEMENT
Bridgewater’s Board has a responsibility
for oversight of liquidity, capital structures
and supporting strategies that generate
value for all stakeholders. It is aware that
it is important that funding is available for
the organisations immediate cash flow
requirements and provisions are in place
to mitigate against reasonable adverse
scenarios, (Minimum Cash Balance decision).
The Board will require to understand the
trade-offs and compromises involved when
financial decisions are taken. All financial
products carry a certain degree of risk. It
is crucially important that Bridgewater’s
Board understand the merits and risks of all
financial products they employ and that they
are right for Bridgewater in meeting its future
obligations. The Board is also mindful of its
relationship and engagement with its funders
and proactively encourages this engagement.
Recent decisions by the Board should mean
some certainty, at least in relation to its current
loan portfolio.

NEW DEBT
The Association does not have an immediate
need to obtain new funding until our new build
plans are progressed further. However, as we
have aspirations to build towards the end of
the lifetime of our current Business Plan, the
Board must consider the right funding options
available depending on needs, existing debt
“Making you feel at home’’
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and its risk appetite.
The primary source of funding in the sector
remains relatively unchanged. These include:
•

Banks – mainly revolving or short-term
facilities – typically less than 10 years

•

Bonds – public traded, Euro Medium Term
Notes, aggregators or private placements

•

Other – leases, index-linked products,
equity funds and similar

Over the last two years there has been an
increase in revolving credit facilities and
short-term borrowing, which will require
renegotiation or retendering on a frequent
basis, increasing refinancing risk. In making
any choices in relation to financing or
refinancing the Board has commissioned
a critical assessment by an independent
impartial, specialist external adviser and will
utilise this advice in relation to any relevant
decisions. Additionally, the Board will use
the Scottish Housing Regulator’s guidance
on decision making in relation to new build
projects to inform its final decision about new
build.
In 2017 it was announced that London Interbank Offered Rate (LIBOR), would be phased
out at the end of 2021. The replacement
SONIA, (Sterling Overnight Index Average), is
based on actual transactions and reflects the
average of the interest rates that banks pay to
borrow sterling overnight from other financial
institutions and other institutional investors.
The changeover to SONIA will have a cost
neutral effect. The Chief Executive and Head
of Finance have met with the Association’s
Lender, the Nationwide to discuss the transition
and it is expected that the Association will
transition before the end of the calendar
year. Recent Board decisions will allow this to
happen.

PENSIONS
Employer payment towards pension
provision is today a standard part of most
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sector employees’ overall remuneration. The
Association’s membership of the Pension
Trust’s scheme has membership and legal
obligations. The balance of financial risk will
vary depending on whether schemes are
defined contribution or defined benefit, which
limits the employer’s liability to the period the
employee is employed.
However, Bridgewater is a member of a
legacy defined benefit scheme where the
financial obligations have to be re-measured
on a triennial basis creating a risk of increasing
costs to make up for past deficits. Following
FRS102, this obligation is now reflected in the
Association’s accounts which demonstrate that
the current scheme is materially underfunded.
Additional cash payments have been and
continue to be required to close the deficit.
Bridgewater has taken some steps to mitigate
this risk, and prior to the pandemic took a
decision in principle to engage with staff to
mitigate the risk further by moving from a DB
scheme to a DC scheme. The pandemic and
the work required to deal with the effects of
the pandemic on the Association’s business
meant that this work was stalled. However,
the Association has recommenced discussions
with staff and has made a final decision to
change its pension offer from Defined Benefit
to Defined contribution.

EQUALITIES AND HUMAN RIGHTS
In relation to equalities data gathering, the
Board is aware that guidance in relation to
this matter has only recently been published.
Although the Association has well developed
equalities policies and recently introduced
Equalities Impact Assessments, we intend
to consider the guidance over the next few
months with the aim of fully implementing it in
April 2022.

Scottish Human Rights Commission and others
are due to produce guidance on some aspects
of the human rights approach to housing. Our
Chief Executive has recently participated in
a number of workshops run by the Human
Rights Consortium to help with providing the
Board with appropriate advice. The Board
look forward to utilising his advice and using
the relevant guidance that is produced in the
future, to inform our work, to review our own
approach and consider whether any changes
might be needed to our services or policies.

COVID-19
For more than a year, the coronavirus crisis
(COVID19) has been the single most important
challenge we have faced. Our lives have
been transformed – from the people we see,
to how we work, to the impact it’s having on
our Board, customers, staff and our business
partners. There is very little that has been
untouched. And while it is far from over,
thoughts are now turning to the enormous task
of our country’s recovery.
The government will need to kick start the
economy, boost employment and growth,
support the health and social care systems
and make sure that everyone who needs
it gets help and support to live well. The
economic impacts of the pandemic are likely
to hit the poorest in society the hardest. More
than ever Bridgewater’s Business Plan must
focus on delivering affordable, energy efficient
housing and great services for the people in
our community who are most in need.
The Business Plan contains a separate
chapter on Covid-19, how it has affected the
Association’s business, what we have done
to support tenants and what the challenges
might be going forward.

Whilst not complacent, we are content that the
way we deliver services and develop policies
would generally be consistent with a human
rights approach. We know, though, that this is
an emerging agenda and that so far there is
little in the way of housing-specific guidance.
We are aware that SHR, CIH Scotland the
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5A. COVID-19 Recovery
It would be impossible to write a Business Plan this year
without mentioning the COVID-19 pandemic and the impact
that this has had and is having on the Association’s current
business, its future plans, both for service delivery and for
investment priorities.
For more than a year, the coronavirus
crisis has been the single most important
challenge we have faced. Our lives have
been transformed – from the people we see,
to how we work to the impact it’s having on
our Board, customers, staff and our business
partners. The impact on maintaining services
and performance during the pandemic and
across our wider sector are being rigorously
assessed and will have a bearing on key
performance areas for 2021/22 and going
forward. There is very little that has been
untouched. And while it is far from over,
thoughts are now turning to the enormous
task of the country’s recovery. Government
will need to kick start the economy, boost
employment and growth, support the health
and social care systems and make sure that
everyone who needs it gets help and support
to live well. Bridgewater will be expected to
take part in this recovery in terms of how it
might benefit ourcustomers.
The economic impacts of the pandemic are
likely to hit the poorest in society the hardest.
Equally more than ever, Bridgewater’s
Business Plan must focus on delivering
affordable, energy efficient housing and great
services for the people in our community who
are most in need.
There has already been a surge in
appreciation for the kinds of things social
housing is all about- care and support,
and secure, comfortable homes that made
lockdown bearable. Bridgewater’s incredible
work in the community during the crisis has
“Making you feel at home’’

shown how much social housing delivers
beyond the bricks and mortar and underpins
the notion that asset management is also
about more than bricks and mortar too. Our
customer told us as much when we asked
them how we did during the pandemic and
which is reported on in this chapter.
Consequently, this chapter aims to set out the
Association’s initial position in relation to the
impact of the pandemic, in the knowledge
that this will form part of a more fundamental
review of all of the Association’s plans when
there is more clarity about the way forward
both for the country as a whole but the
Association specifically.

History of Lock Down
Following instructions in March 2020, by the
Scottish Government that people should
stay at home and work from home, up until
recently, the office has been closed to the
public and all staff have been working from
home.
The Chief Executive reported to the Board
in March 2020 that, at that time, all staff
continued to work successfully from home
and were complying with the guidance set
out in the Scottish Government’s Coronavirus
(COVID-19) advice and guidance. As with all
non-essential office settings, Bridgewater
should have expected to return to work as
part of phase 4 of the Scottish Government’s
route map. At that time, we were in phase
3, however given the First Minister’s
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announcements to parliament in September
2020, we were aware that it would likely be
some time before non-essential office work
could resume in offices. The Board are also
aware that since that time there have been
numerous announcements by the government
and changes to restrictions and guidance.
The thrust of the government’s approaches
generally, had been to increase restrictions,
rather than reduce them.
The First Minister announced additional
“lock down” measures on 4 January 2021 and
subsequently more restrictions having effect
on Saturday 16 January. Mainland Scotland
then went in to “lockdown” similar to that
experienced in March 2020 because of a rise
in COVID-19 cases and due to the new faster
spreading variant. There was a renewed “stay
at home” message from the Government.
More recent changes in the summer of 21
announced by the Scottish Government mean
that most of the restrictions which were legally
enforced no longer apply and despite an
initial resurgence in positive numbers life in
Scotland reverted to some kind of normality.
However, advice from the government was
still, if you can work from home you should,
(not must which was the advice previously).
This meant that our office remained closed,
and staff continued to work from home.
In September 2021 however steps were taken
to prepare the office and staff for resuming
working in the office and on at least three
occasions was set and then subsequently
delayed because of a significant increase
in positive cases and some increase in
hospitalisations.
A new date of Monday 20 September was set
and staff returned to the office in two shifts on
that date.
The Board are aware that during 2020 a risk
assessment was carried out in relation to
a possible return to office work. The Board
considered this assessment and approved
the mitigating factors. The assessment was
reviewed and amended to take account of
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more recent government advice and all staff
were consulted in relation to its content and
operation. Staff were provided with additional
advice in relation to returning to office work

Staffing
Only two members of staff have ever been
absent due to Coronavirus and having tested
positive. There have been a few non COVID
related short illnesses, notably, significantly less
than normal years. A total of two members of
staff have been absent long term during the
past 16 months, though not through COVID.
Several staff have been affected indirectly by
the pandemic and have experienced relatives
and or friends becoming sick or dying from the
virus.
We continue to support each of the team’s
health and wellbeing through individual team
meetings, constant contact between members
of teams and there have been several full
staff meetings. Additionally, most staff have
attended a mental health wellbeing zoom
training session which proved to be very
helpful and raised a few issues which were
addressed.
Contact between staff members is easier now
that staff are working in the office, at least two
days out of five. Staff have been e mailed by
the Chief Executive to find out people’s feelings
about how they have coped with lock down
and working from home and how they feel
about a more permanent arrangement of
some working from home in the future.
The Chief Executive attended individual
departmental meetings to discuss at a
departmental level workload issues and
bottlenecks to determine whether there are
areas where new procedures or processes
could streamline our business and lessen the
strain on individual’s workloads. Some of these
new arrangements are likely to continue even
without home working.
Most staff also attended a motivational
session by a company called Tree of
Knowledge. We have used this company
Bridgewater Housing Association Ltd
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before for team building and away day
exercises. This proved to be very helpful
for several people and helped to put the
pandemic into perspective. This took place just
before the Christmas holiday break.
In anticipation of restrictions on non-essential
office work continuing, every member of
staff completed a Display Screen Equipment
(DSE) Assessment, at their home, to determine
the suitability of their home workstation and
assess whether additional equipment was
needed. Several Assessments were returned,
and this resulted in some equipment being
purchased and additional laptops, to replace
personal laptops.
The Association’s, “Working from Home” policy
was designed to deal with staff who requested
to work from home intermittently. However, the
current situation means that the Association
is requiring staff to work from home, rather
than it being their choice. This has meant a
temporary amendment to the policy which
was approved by the Board.
All staff were encouraged to take annual leave
during the pandemic, both for their own sake
but also to ensure that when staff were able
to return to the office, the service would not
be hampered by staff wishing to take time off
all at once and before the end of the financial
year, as normally required.
The Association Furloughed several staff
during the first period of lock down but
brought them all back when restrictions
eased. However, following further restrictions,
the Association again furloughed some staff
again. Only one member of staff however
remained furloughed until the scheme ended.
In line with decisions taken by the Board
and in view of the long-term nature of staff
working from home, staff continued to receive
the Board authorised, additional payment in
line with HMRC rules on tax free payments
for working from home. Additionally, those
staff using their own telephones received an
allowance to compensate them. Most staff
now have a Bridgewater provided phone and
there are new arrangements in relation to the
“Making you feel at home’’
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HMRC payments for working from home.
Staff were encouraged to attend monthly EVH
Mindfulness sessions and the four-week trial
of online weekly yoga classes was extended
and is proving to be quite successful. This has
continued following the return to office work.

Vacant and Temporary Posts
The post of Housing and Customer Services
Manager is currently filled on a temporary
basis. It was anticipated that this post
would be filled on a permanent basis much
earlier, but priorities driven by the pandemic
meant that the post could not be advertised.
Following a recent decision by the COVID
Emergency Sub Committee the Chief Executive
was instructed to advertise this post, together
with the Housing Support Co-ordinator post,
(which was not filled on a permanent basis for
similar reasons). It is expected that both posts
will be filled by the end of the year.

Service Delivery Impacts
The pandemic and the resultant restrictions
on our ability to provide services has had
a profound impact on all the work that the
Association is involved in. Notwithstanding the
fact that we have been able to effectively work
from home, there have, nevertheless been
specific and challenging issues which we have
had to deal with.

Reactive Repairs and Maintenance
All of Bridgewater’s contractors were caught
up in and subject to the various and changing
pieces of advice and legislation issued by
the Scottish Government since March 2020.
The current position is: All contractors and
all categories of repairs are now being
undertaken, with approximately 95% being
completed within prescribed timescales.

Major Improvements/Planned
Maintenance
The Association had a significant planned
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maintenance and major improvement
programme pre-lock down. The 2020/21
programme was significantly affected by the
pandemic and the “stop start” nature of the
guidance from the government. The current
position is that all live contracts are now being
actively progressed on site, specifically:

written to Renfrewshire Council to enquire
about their proposals for administering the
scheme and Housing Officers are compiling
lists of people who may be eligible to access
the scheme once this is known.

•

The re-roofing contract has been affected
by delays due in part to ongoing material
and labour shortages but is progressing,
albeit somewhat behind programme.

•

The FCMD detection systems contract is
progressing and nearing completion.

•

The gas servicing programme is being
delivered efficiently with no appliances
beyond their service anniversary date.

Early in the pandemic, the Scottish
Government prevented, through legislation,
Association’s taking court action against
perpetrators of anti-social behaviour. This
has now changed. The current position at
Bridgewater is A Notice of Proceedings has
been issued to one ASB case and the tenancy
converted to a SSST1. There are several cases
involving owner/ tenant disputes

•

The year 3 programme of footpath and car
park area resurfacing/repair is progressing
and on programme.

•

Medical adaptations are being carried out
normally with the waiting list having been
significantly reduced.

Rent Arrears and Rent Collection
At the start of lock down in March 2020,
the Chair and Chief Executive wrote to all
Bridgewater tenants and advised them not
to be concerned about losing their home
because of rent arrears accrued due to the
pandemic. The current position is that the
level of arrears continues to be very high
(£148k), at least half of the cases are on UC
with arrears totalling £70k+ and the number of
high arrears cases (£1k+) almost tripling to 40
cases totalling £70k+. We continue to apply the
Covid Arrears policy with most cases engaging
with us.
The Scottish Government have recently
announced a 10m grant funding regime, to
be administered by local authorities and for
people who have arrears as a direct result of
the pandemic and who are at risk of losing
their home. The Chief Executive has already

Anti-Social Behaviour

Voids and Allocations
Pre lockdown there were 8 voids including
2 sheltered and 2 extra care properties, the
latter of which increased to 18 during lockdown
which is not inconsiderable. Allocations of extra
care properties resumed in April 21 following
agreement from the HSCP and to date there
have been 15 properties let. Following a
promotional campaign, there has been an
increase in applications for extra care.
The Chief Executive was able to broker a deal
with Renfrewshire Council which mitigated
around 60% of our lost rent in our Extra Care
Developments. This continues to be the case.

Estate Management
This has been a particularly challenging area
for The Association since Housing Services
staff are invariably not “out and about”,
however, the Housing Officer have been
following up issues when they have been in
their area doing accompanied viewings. Now
that Housing Officers and Technical Staff are
working from the office at least two days per
week and encouraged to be in the community
during these days, it should be easier to pick
up on estate management issues.

1 Short Scottish Secure Tenancy
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Landscape Maintenance
As with our other contractors, our landscape
Maintenance Contractor ceased operations
at the start of lock down. This had a significant
impact on the Erskine environment because
this happened at the start of the growing
season. Our main contractor, idverde, continue
to experience shortages of personnel as a
result of Covid infection and the unavailability
of horticultural workers. However there have
been no significant complaints from the
community and work continued to progress at
a reasonably acceptable level following the
easing of restrictions.

Factoring
Bridgewater provides a factoring service to
2,686 owners in Erskine. There are two types
of factored owners – House Owners and Flat
owners. House owners receive a bill once a
year listing the charges for maintenance to
common areas like landscaping, car parks,
footpaths and more recently retaining/
boundary walls. Flat owners pay the same
charges for these activities but also additional
charges for repairs and maintenance to
common parts of blocks, insurance charges
for repairs and a higher administration charge
to reflect the organisation of this. All owners
pay an admin fee to the Association for the
factoring services they receive.
For the last 23 years Bridgewater has
maintained all the landscaped areas, paths
and car parks, trees, shrubs, drainage,
lighting, kerbs, granite setts, steps, handrails,
retaining walls and screen walls in defined
management areas and where they were not
adopted by the local authority.
There are more than 80 acres (32 hectares)
of green spaces, woodland and shrub beds,
miles of footpaths, 256 car parks of various
sizes, literally miles of fencing, hundreds of
walls, underground drainage and numerous
associated common assets.
If you laid all the footpaths that we maintain
from end to end they would stretch for more
“Making you feel at home’’
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than 18 miles. There are over 5,000 forest
trees, many of which were just saplings when
they were planted by the former SSHA and
the amount of landscaping is estimated
to be around 40 full size football pitches.
Bridgewater is unique in relation to its open
space maintenance responsibilities amongst
comparable Associations.
The Association continued to provide a
Factoring Service throughout lockdown and
although our ability to deal with issues relating
to landscape maintenance and common
maintenance was temporarily affected, we
nevertheless continued to support owners,
provide information and deal with solicitors
when properties changed hands. Annual
and biannual bills have been issued during
the restrictions and we are not seeing any
significant difference in terms of debt recovery
compared to pre Covid years.
Following a review by the Scottish
Government, the Association has now issued
to all owners a revised Statement of Service.

Welfare Benefits Service
The Association has continued to provide a
Welfare Benefits Advice service during lock
down and indeed was able to secure funding
to enhance the service from 3 days to 5
days per week supported by RAMH financial
literacy staff. The funding ended in May 21,
therefore, there is no longer the service from
RAMH.

Care and Repair
Because of the nature of the Care and Repair
Service, the main services were suspended
when the Association went into lock down
with everyone else. Staff were not able to
enter client’s homes to carry out their usual
roles, however the Small Repairs Workers
did deliver food and medicine to vulnerable
people throughout Renfrewshire and East
Renfrewshire.
The Project Manager was also successful
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in obtaining a grant of £6,500 from The
Wellbeing Fund to assist with ongoing van
leasing and fuel costs and has recently
obtained an additional amount of £25,000
which allows the Association to provide the
Small Repairs service in Inverclyde without
charging membership fees or one-off repair
charges for 2021/22.
When restrictions were eased, services
resumed with new procedures utilising PPE
and observing social restrictions. During Tier
4 and the lockdown, Project Officers worked
from home providing the adaptations service
and Small Repairs Workers were carrying out
only external and essential internal works in
order to comply with Scottish Government
guidance.
Recently the Corporate Services Manager has
been able to secure a 50,000 grant to fund
the installation of smoke detectors in owner
occupiers’ homes for clients to comply with
new legislation covering smoke detectors.

Supporting Our Communities
The Head of Housing and Customer
Services made an application to the Scottish
Government’s Supporting Communities Fund,
(SCF), which was successful. The Association
was awarded
£27,000 to support the emergency response to
COVID-19 within Erskine
As a “Community Anchor” organisation
Bridgewater worked in partnership with
Community Action Erskine (CAE) / EIB2 Unites
by providing over half of the SCF funding to
CAE to support its efforts of providing and
distributing emergency food parcels and
other essential support to elderly/vulnerable
people and families, both tenants and owner
occupiers, within our communities. Last year
the project delivered:
•
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Care packages including food and other
essential items to families and elderly/
vulnerable residents (was estimated to
increase from 231 households to 380
households, however averages at just

under 500 individuals and families being
helped every month).
•

Deliver food to those in need, 3 days per
week.

•

Provided and delivered soup to Elderly/
Vulnerable residents 2 days per week

•

Provided welfare calls to elderly/vulnerable
residents

•

Increased the Welfare Rights and Financial
Literacy Advice service

•

Provided emergency mobile phone power
card top ups

•

Reimbursed volunteers petrol costs for
delivering through Erskine

An additional £18,000 funding was also
successfully sought by the Housing and
Customer Services Manager and awarded to
enable the project to:
•

Address underestimated numbers of
families/individuals being supported
averaging at 498 per month and excludes
those receiving soup and pudding twice
per week.

•

Financial and emotional support/welfare
calls to vulnerable people

•

Unplanned costs i.e. Purchase of 4 fridge/
freezers to minimise food wastage and
maximise longevity

•

Moving from farmhouse to church and
relocation to Bargaran Community Centre

•

Food safety and Health and Safety
Certification

The funding has also been used to provide
face masks to High School pupils when it was
a requirement for these to be worn in schools,
adding more pressure to family’s incomes.
Bridgewater provided a supply of masks to
Park Mains and Trinity High Schools.
More recently the Housing and Customer
Services Manager and Care & Repair Project
Bridgewater Housing Association Ltd
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Manager obtained grant funding of a
further £75,000 to further support the work
of Community Action Erskine, to enhance
our own welfare rights services and develop
the remit of Care & Repair services to assist
customers with issues in relation to Covid.
The funding included a provision of £6,000
to enable the Association to give a treat to
child/ children 16 years and under. Around
240 households were sent a £25 Morrisons
voucher (1 voucher per household|) with a
covering letter from the Chief Executive. The
funding period was extended from January
to March 2021 to the end of May 2021. It has
not been confirmed if further funding will be
available.
An application has been submitted via FLAIR,
led by Ferguslie Park HA involving over
20 organisations, for the second round of
Community Resilience grant funding from the
Scottish Government. Feedback from the initial
Expressions of Interest process have been
positive due to the collaboration demonstrated
in the application. The associations bid of £25k
includes a sum for additional welfare rights
service provision. A decision is imminent.

Supporting Our Communities Digitally
Connecting Scotland is a Scottish Government
funded programme set up in response to
coronavirus. Its aim is to help people access
online services and support that they need
whilst keeping family and friends in contact.
Each local authority is allocated devices
and the Head of Housing and Customer
Services applied to Renfrewshire Council. Our
application was successful, and the Council
awarded the Association 15 IPads and 5
Chromebooks to be distributed amongst
tenants who meet the eligibility criteria
(together with 12 months free Wi-Fi and
support). These are now distributed amongst
our tenants. Those eligible were:
•

Digitally excluded – do not have an
appropriate device and/or are not
connected to the internet at home.
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•

On low incomes so cannot afford to buy a
device or pay for internet access

•

At risk of isolation due to coronavirus
because they’re in the extremely highly
vulnerable group or the higher risk of
severe illness groups.

Another successful award of 15 devices under
the category of ‘Families with young children’
was confirmed with delivery at the end of
January 21.
A further application was made in the elderly
vulnerable category and an additional 15
devices have been awarded under the
elderly/ vulnerable category. The devices have
been issued to tenants who meet the eligibility
criteria.
Another round of funding has opened and
another bid will be submitted.

Governance and Regulation
The impact of the pandemic and the
consequential stay at home message and
then restrictions on gatherings of more than
a few people had a significant impact on
the governance of the Association in the
early months. Not least because Board
members have not been able to meet
physically as a Board. However, this has not
meant that the Board has been unable to
exercise appropriate control, oversight and
governance over the Association’s strategy
and direction of travel, or for that matter
operational performance and audit.
The immediate impact of the restrictions was
the suspension of all sub committee’s and
the establishment of a COVID-19 Emergency
committee. It was envisaged that there may
be many decisions which would have to be
taken quickly and for which there was no
delegated authority to staff to take. However,
in practice, this committee has only met three
times and the main Board has been able
to exercise its normal governance through
meeting digitally.
This meant that the detailed scrutiny usually

“Making you feel at home’’
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undertaken by board members at subcommittee meetings did not take place as
robustly as it might otherwise have at the
beginning of the pandemic. Though this did
not remain the case.
The Board agreed to reinstate the Subcommittees after the 2020 AGM but retain the
COVID-19 sub-committee for any emergency
business. Since the 2020 AGM, the Covid-19
Emergency committee has met twice and
the Sub Committee programme has been
reinstated and sub- committee meetings are
taking place as normal, digitally.
The 2021 AGM was again conducted digitally
and within the context of the new rules which
were approved by the membership at a digital
SGM in 2020. Prior to the AGM. Development
(appraisal) interviews were conducted with
all Board Members as part of our process
to comply with the nine- year rule and the
Secretary conducted her inspection of the
various registers etc. digitally in compliance
with the rules prior to presenting her report to
the Board meeting before the AGM.
The Chief Executive has been in contact with
the Scottish Housing Regulator throughout the
restrictions and has made several Notifiable
Event (NE) notifications, which the Board have
noted. He has kept the SHR regularly informed
of progress and provided several up-date
reports. Only one Notifiable Event remained
live, and this is in relation to the closure of the
office and the ability of customers to contact
us face to face. However, a new NE has been
made in relation to the temporary failure of
the Warden Call System in August 2021 at our
Sheltered Housing Developments. The SHR
has asked to be kept informed of progress in
relation to its digital replacement.
For its part the SHR has acknowledged
that Housing Associations have faced
unprecedented challenges since March
2020 as a result of the pandemic and that
the sector has continued to deliver services
in very difficult circumstances and worked
hard to meet the needs of our communities.
The Association’s SHR contacts have been
nothing but supportive to the Association. It
44

should be noted that because of a promotion
the Association’s Regulation Manager has
changed, though our Regulation Analyst who
has been our main point of contact with the
SHR remains the same person. She has been
extremely supportive and a valuable contact
with the SHR during the past 18 months.
The SHR, at the beginning of the pandemic,
decided to refocus their regulatory
engagement on the effect the pandemic
is having on services provided by social
landlords. Consequently, they extended
several deadlines in relation to Regulatory
Returns, including the Assurance Statement.
The Association submitted all its returns within
the revised timescales.
Following the submission of the Association’s
Assurance Statement, in November 2020, the
Association was notified by the SHR that it
deemed the Association to be “compliant”
in terms of Governance and Financial
Management and our current Engagement
Plan confirms this.
It should be noted that the SHR has decided
that for 21/22 returns should be submitted in
line with the original timescales. All our returns
to date have been submitted on time. The
Association’s 2021 Assurance Statement was
approved in principle by the Board at their
meeting on 29 September and a final version
of the statement is being considered by the
Scrutiny Committee at their meeting on 27
October.
The SHR also introduced a monthly monitor
return which they required to be submitted to
them by 7th of each month, (for the previous
month). The Board are copied into this return,
and it features as an agenda item at each
subsequent Board meeting. All these returns
have been provided within the required
timescale.
The SHR have decided that this return
should now be submitted quarterly. We have
submitted one return for the first quarter and
will be able to submit the second on time by
the 20 October deadline.
Bridgewater Housing Association Ltd
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Financial Issues

at their meeting on 27 October 2021.

Throughout the pandemic and lock down
period, the Finance Department have been
working normally, albeit, mostly from home.
Some Finance staff had been allowed to go
into the office for specific tasks. This has meant
that we continued to pay invoices on time and
have been able to process Furlough claims
and salaries with relative ease.

In terms of the Association’s overall finances,
despite challenges around rent arrears and
void loss, we continue to have on deposit
significant amounts of money, (over £6.1m)
most of which is earmarked for future
investment, and some carried over planned
maintenance costs from the financial year
2020-21. Our long-term financial plan has
been audited by an external consultant
and remains robust. An Annual Treasury
Management report has been prepared and
was considered separately by the Board at the
September 2021 meeting. A further Hedging
and Libor Transition report was also presented
at the September Board meeting by our
Treasury Consultants, ATFS and the Board took
decisions in relation to options available from
the Nationwide for fixing Loan 1 and for the
replacement of LIBOR.

Like 2020 our 2021 external Audit was
conducted electronically. Again, this was
a challenge gathering all the information
needed in digital form to submit to the
auditors before the audit began. The Auditors
did not attend our office to check files instead
they logged onto our Finance drive and
accessed the saved files in that way. The audit
was completed successfully and on time
and the Board were able to consider and
approve the annual accounts prior to their
consideration at the AGM.
The Internal Audit program continued whilst
we were working from home. This was more
challenging as a variety of information
had to be shared with the auditors, where
normally they would be in the office with
the finance team verifying processes and
procedures. Some of these processes have
had to be undertaken with the auditor via
zoom. Nevertheless, several audits have
taken place and have been considered by the
Audit and Risk Committee. All the audits have
been positive. The audit of the Association’s
Assurance Statement and Evidence Bank will
be considered by the Scrutiny Sub Committee

“Making you feel at home’’

Costs associated with delivering the
major investment programme have risen
significantly in recent months as a result
of supply chain issues affecting the supply
of materials and a lack of available skilled
labour within the maintenance sector. Recent
tender costs are significantly above the life
cycle costing assumptions in this plan. The
Board have already been made aware of
significant differences between budget and
tender outcomes in relation to our Kitchen
Replacement Contract. This is a risk to the Plan
which was not foreseen and will require to be
taken account of in this year’s financial review
and up-date.
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What our customers said
During early 2021, the Association undertook
a survey of its tenants, in order to find out
how the pandemic had affected them and
what they thought of the Association’s work
for them and the community generally during

the pandemic period. The results were in
the main heartening and confirmed that the
Association was “doing the right things” during
the challenging year. The results of the survey
are noted below:

OFFICIAL

OFFICIAL
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Next Steps
The country is slowly moving out of pandemic
restrictions and towards a “new normal”.
Bridgewater too is slowly organising to
provide services to customers in as “normal”
a way as possible. However the situation is
very volatile and things are changing if not
daily then certainly weekly and or monthly.

“Making you feel at home’’
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This Business Plan which has been written
within the context of the pandemic paints
the situation for Bridgewater at a particular
point in time. Consequently, the next review
will have the benefit of hindsight and more
intelligence about the affect the pandemic has
had on Bridgewater and its customers and
society as a whole.
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6. Customers, Affordability and
Demography
The Association’s business is very much about providing
housing and services to people – our customers. It is
important therefore, if we are to plan to provide what
people want, that we understand our customers’ needs
and aspirations.
Resilience
A number of years ago, the Association
commissioned Atlas Research to carry out
some research into the attitudes of our
customers and to some extent examine the
issue of resilience in our community. The
survey looked at: tenant involvement, wealth,
health, and crime, value for money, repairs
and complaints and gave us some insight
into what our customers were worried about,
both financially and in the community. It
also provided an opportunity to test the
levels of poor health in the community which
might affect housing need in the future. The
Association will up- date this information
during the lifetime of this plan to inform future
decisions.

Tenant Involvement
A different survey by the Association indicated
that the Association needed to become
better at involving customers in decisions
that affect them. The Association was keen
to validate the figure and discovered that
over 70% of people surveyed agreed that we
should do more to get people involved in
decisions that affect them. Customers were
asked to provide examples of ways in which
the Association could improve. Responses
included newsletters, letters, more surveys,
and meetings. This is a challenging area for
the Association since attendance at meetings
is consistently very poor and resources are
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not always readily available to involve people
in decision making. However, the Board has
acknowledged this and embraced the need
to help people become more involved in
our strategic decisions. One concrete way of
doing this has been to adopt the objective of
– “Deliver a quality, value for money customer
service experience in partnership with our
customers”.

Tenant Financial Management
In a more recent survey, (January 2020)
when we asked people about financial
management, just over half of respondents
(52%) said they were managing very or fairly
well compared with 42% who said they were
just getting by and 6% who said that they
were not managing very well or were having
difficulties. People who receive universal
credit (18%) or partial housing benefit, (35%),
unsurprisingly, were significantly less likely to
state they were managing very or fairly well,
than those who receive full housing benefit
or pay full rent. Given recent events it is likely
that this pattern will have changed and the
Association will up-date this information
during the lifetime of the plan.

Health
In the 2020 survey over half of respondents
(58%) stated that they or someone in their
household has a long term physical or mental
Bridgewater Housing Association Ltd
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illness. This was significantly higher for those
in receipt of partial (76%) or full (73%) housing
benefit. In terms of their health overall, just
under half of respondents (43%) rated their
health as very good or good, 27% as fair and
31% as either bad or very bad. Analysis of
benefit receipt showed that those in receipt
of full housing benefit were least likely to
rate their health as good, with just 22% of
respondents in this group stating their health is
good compared to 48% stating that it is poor.
Those who stated that their health was bad
or very bad (75 respondents) were asked how
easy they find it to access health services.
69% stated they find this very easy or easy
compared to 14% who find this difficult or very
difficult. Respondents who receive full Housing
Benefit (27%) were most likely to say they find
it difficult to access health services while those
who pay full rent were the least likely (0%).
83% of respondents who pay rent without
any help, stated that they feel they get the
support they need to manage, either from
family, friends, or other services. Respondents
who receive Universal Credit or full housing
benefit were the least likely to indicate that
they receive support from family and friends
to manage.

Crime
Some 24% of people are worried about crime
and most of these are worried about breakins. Fewer than 40% are worried about young
people behaving badly and about more
serious crime. Just under 70% of customers
think that relevant agencies are doing enough
about dealing with crime. Nevertheless, that
means that a significant number of people
– one in every three - do not. This may have
implications for the work that we do with our
partners, particularly when dealing with antisocial behaviour but also our environmental
maintenance works and engagement with
people in Erskine.
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Customer Aspirations and Needs
In terms of the housing product that we
provide, we have extensive information on
customer aspiration. A detailed analysis can
be found in the Association’s last Annual
Lettings Plans. However, in summary:
•

Transfers consistently account for only a
small percentage of the overall housing list.
Around 20% of applicants on the housing
list have no assessed need under the terms
of our allocations policy so, the status of
these applications is purely aspirational.

•

Applicants with general housing needs
consistently make up the majority of the
housing list.

The turnover of our empty properties (on
average 66 per year) means that demand
for our housing far outweighs housing
supply, particularly for new applicants and
consequently we cannot meet the aspirations
of the majority of our applicants. This has
consistently been the case since 1998 and is
projected to continue.
Up until recent years, tenant profiles have
been captured in our Lettings Plans since
2003/04 and reveal that single females and
families with a female head of household
consistently represent the majority of
households living in our properties.
Age band
16-25
26-30
31-40
41-50
51-60
61-70
71-80
81-90
91+
Total
Average
age

No. of tenants/
occupants

% Of Tenants
Occupants

23
62
132
152
136
123
121
76
20
845

3
7
16
18
16
15
14
9
2
100

56
49
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Our sheltered and extra care housing
comprise 141 properties, so it is likely that the
majority of tenants in the 81 plus age bands
are living in these properties, in addition to
some younger tenants in the 61 to 80 bands.
Some 10% of tenants are aged 30 and under
with 44% of tenants aged up to 50. The age
band with the majority of tenants is 4150. Lettings Plan data also shows that our
tenants are predominantly white. This data
is important for asset management, housing
management and business planning purposes
as with a large older aged tenant profile at
one end of the spectrum comes the need for
adaptations, and a slightly larger younger
population at the other end of the spectrum
potentially comes with additional support,
management and expectation needs.
Generally, our tenancies are well sustained,
and we have stable communities across our
3 developments in Bargarran, North Barr
and Park Mains. During 2019/20 our highest
turnover of empty properties related to our
supported sheltered and extra care properties.
This is not, perhaps, unsurprising in light of the
age of our older population.

behalf of tenants following an assessment
of a households needs by an occupational
therapist.
YEAR

COMPLETED
ADAPTATIONS

VALUE OF
WORK

2010-11

33

£45,354

2011-12

22

£59,000

2012-13

48

£52,330

2013-14

43

£45,565

2014-15

45

£52,332

2015-16

34

£58,987

2016-17

38

£50,555

2017-18

29

£36,434

2018/19

20

£27,701

2019/20

31

26,743

1920/21

19

27,331

TOTALS

362

£482,332

Disability and Ill Health
The ability to accommodate the needs of
households affected by ill health, disability
or impaired mobility is an important factor
in sustaining tenancies. The average age of
Bridgewater’s tenants is 56 and a quarter
are 71 or older. This results in a significant
number of requests for medical adaptations
particularly, although not exclusively,
from older tenants. For tenants and their
households, remaining in the family home
rather than moving to alternative types of
housing is often their first choice. Bridgewater
is responsive to the needs of tenants in these
circumstances and supports the principle that
tenants’ and their household should continue
to live in their own homes for as long as is
practical and desirable.
The table below illustrates the significant
number and value of medical adaptations
carried out to Bridgewater properties on
50

Since 2010/11 Bridgewater has carried out
362 adaptations at a total cost of just less
than £500,000. The value of adaptations
carried out between 2010 and 2018 has largely
remained consistent over the period, with
the substantial majority of funding provided
through Stage 111 Housing Association Grant
from the Scottish Government. However the
Scottish Government has reduced the amount
of grant available to the Association since
2018 and this is reflected in the numbers
of adaptations which the Association has
been able to carry out. Nevertheless with the
average age of Bridgewater’s tenants set to
increase, the need for adaptations is likely to
also increase and continue for the foreseeable
future. Given that funding has become more
challenging, this may mean that Bridgewater
will have to fund more adaptations from its
own resources.
Bridgewater Housing Association Ltd
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Affordability
A key objective of the Association is to
“manage and maintain high quality,
affordable homes and service”. This means
that it is important that our customers can
afford to rent and to live in our homes
comfortably. Consequently, affordability is an
important element in our decisions about rent
increases. When asked, tenants consistently
tell us that our rents, despite being higher
than rents generally within the sector are
affordable. Nevertheless, the Board wish to
understand the issue of affordability more and
will seek during the lifetime of the plan to carry
out further work in this area.
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Nevertheless, the Board are aware that our
rents compare favourably when measured
against the SFHA affordability tool and are
also mindful that somewhere in the region
of£7 per week of tenant’s rents goes towards
the maintenance of the very considerable
common and amenity spaces in Erskine
that the Association owns including around
5000 trees. This means that the comparisons
that the SHR and others make between
Bridgewater’s rents and service charges and
others isn’t perfectly comparable.
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7. Performance
The Association is a member of three groups which
allow it to benchmark its performance against other
Housing Associations, some of which are a similar size to
Bridgewater. These are the Quality and Efficiency Forum
which has 30 members across mainly the West of Scotland,
FLAIR which comprises all of the local associations in
Renfrewshire and East Renfrewshire and the Glasgow and
West of Scotland Forum of Housing Associations, with over
50 members located in Glasgow and the West of Scotland.
The QEF 2020/21 Scorecard shows that the Association performs within the middle range
of performance for most value for money issues, though all indicators were affected by the
pandemic and some significantly.
Indicator

Scottish Median
19/20 Results
20/21 Results

Bridgewater’s
Performance – Top,
Middle or Lower

99.58%

99.45%
99.52%

Middle

0%

35.07%
37.36%

Top

Gross Rent Arrears
Indicator 27

3.46%

4.45%
4.42%

Middle

Void loss
Indicator 18

2.98%

4.45%
4.42%

Bottom

82.02 days

21.92 days
29.06 days

Bottom

Rent – Value For Money
Indicator 25

86.1%

84.11%
83.56%

Middle

Repairs Right First Time
Indicator 10

88.06%

94.17%
93.19%

Bottom

Satisfaction Repairs
Indicator 12

90.64%

92.31%
91.50%

Middle

3.22

4.40%
3.68%

Middle

Rent Collected
Indicator 26
Former Tenant Arrears
Write-Off Indicator C7

Average Re-let Time
Indicator 30

Days lost through Staff
sickness Indicator C1.3.3
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The Association is also a member of the
Federation of Local Housing Associations
in Renfrewshire which comprises all of the
local Associations in Renfrewshire and East
Renfrewshire. These are: Linstone, Paisley,
Williamsburgh, Barrhead and Ferguslie Park,
(re-joined 2017). (FLAIR) The Association
tends to publish Benchmarking information in
relation to the Annual Return on the Charter
with the other local Associations.
The following table provides benchmark
information relating to 2018/19 and is derived
from the FLAIR Customer Satisfaction Survey
conducted by FLAIR and related to the SHR
ARC Indicators. (Ferguslie Park HA did not
participate this year).
Charter Indicator

Bridgewater Housing Association Ltd

A total of 1,636 tenants were consulted
on behalf of Barrhead, Bridgewater,
Linstone, Paisley and Williamsburgh
Housing Associations in the 2019 FLAIR
Tenant Satisfaction Survey. The Survey was
undertaken using a face-to-face methodology
with tenants. The table below compared the
results from the 5 organisations, the FLAIR
average for each of the Scottish Housing
Regulator satisfaction indicators and the
Scottish average from the ARC return 2018/19.
This survey will be updated during the life time
of the current plan.

BWHA

LHA

WHA

BHA

PHA

Percentage of tenants satisfied with
overall service provided by landlord.

94%

87%

93%

87%

95%

91%

89%

3. Percentage of tenants who feel
landlord is good at keeping them
informed about services and decisions.

95%

98%

98%

94%

100%

97%

91.7%

6. Percentage tenants satisfied
with opportunities given to
them to participate in landlord’s
decision making

83%

97%

99%

93%

99%

94%

86.6%

10. Percentage tenants satisfied with
the quality of their home.

93%

84%

92%

79%

93%

88%

88.1%

16. Percentage tenants satisfied with
repairs service.

90%

90%

-

84%

93%

89%

90.1%

17. Percentage of tenants satisfied with
management of neighbourhood

89%

86%

89%

88%

96%

90%

87.8%

29. Percentage of tenants who feel
rent for their property represents good
value for money

86%

90%

92%

79%

84%

86%

83.2
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Significantly during the pandemic 8 out of 10
people remained satisfied with the Association
in a survey which the Association carried out
in February 2021. 88% of tenants felt that they
had been kept informed of changes to services
available due to COVID and satisfaction with
the additional support services which the
Association introduced in the year was very
high. The full results of the survey are shown in
the section on Covid Recovery.
In terms of rents, Bridgewater finds it
challenging to compare its rents with others
since we are not comparing like with like.
It is explained elsewhere in this plan that
Bridgewater is unique in terms of the scale
of the common open spaces which the

Association has to maintain and which
tenants have to pay for from their rents. We
have estimated that around £7 per week
of tenants rent goes towards paying for
the landscape maintenance contract. This
is not inconsiderable and is not something
that tenants elsewhere in the country are
burdened with. This is a legacy from the days
of stock transfer and there is very little that
the Association can do to mitigate this for
its tenants. Additionally the rent comparison
figures for two and three apartment properties
also include not inconsiderable service
charges for sheltered and extra care support.
When this is taken account of, the Association’s
rents compare more favourably with others.

Size of Home

Number
Owned

BHA

Scottish
Average

Difference

Less Landscape
Maintenance Charge

1 apartment

2

£51.16

£73.61

-30.58%

£44.16

2 apartment

242

£90.88

£79.48

14.3%

£83.89

3 apartment

356

£95.21

£82.60

15.3%

£88.21

4 apartment

151

£99.00

£89.81

10.2%

£92

5 Apartment

95

£109.15

£99.97

9.2%

£102.15

CX Feedback
The Association has invested in the purchase of bespoke software which will allow
it to carry out multiple surveys across several service areas throughout the year
and in real time. Staff are developing process to deal with the software and a pilot
survey has already taken place. This should mean much more up to the minute real
time intelligence will be available to staff and the Board in order to inform decisions
going forward in order to ensure continuous improvement and review services.
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8. Operating Environment
In this section of the plan, we consider current or future
issues in our external operating environment and what
implications they might have for the organisation. At our
original strategy day held in 2015, we looked internally at our
strengths and weaknesses and considered how these could,
as appropriate, be built upon and/or improved. Finally,
we reviewed the risks we face and considered how best to
address these in terms of being able to avoid, mitigate or
manage each key risk. In each subsequent Strategy Day we
updated this information and tested our assumptions. The
aim is to align the organisation to the changing environment
so that we manage threats and take advantage of
opportunities that further our Strategic Objectives. More
recently, with staff and Board we took the opportunity to
expand on some of this initial work.

“Making you feel at home’’
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Political, Economic, Social and Technical (Pest) Analysis
Inflation

Procurement
Regulations

Unemployment

Welfare Reform

Inequality

SHQS and EESH, EESH 2

SHAPS Pension
Valuation

SHR Regulatory
Framework

Interest Rates

Brexit/Scottish
Referendum

House Price Inflation
Climate Change

SHAPS Pension Scheme

Rising Energy prices

GDPR

Value for money

Freedom of Information

VAT/” stealth taxes”

Equalities and Human
Rights

Pandemic decisions
Tender Increases

Pandemic Decisions

Brexit outcomes

Political

Demographic changes
and growth in older/
younger tenants
Rising consumer
expectations
Need for greater
partnership working
Demand for social and
affordable housing
Development
Opportunities
Poverty levels
Pandemic Decisions
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Social

Economic

Technological

Cyber Security
Digital exclusion Home/
mobile working
ICT requirements for
front line staff
Innovations in energy
efficiency
Improved performance
Management systems
Increased use of social
media
Pandemic Decisions
CX Surveys
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Political
The Westminster election in 2019 produced
a majority Conservative Government with
a clear agenda and mandate to continue
to drive through its wide ranging welfare
reform programme, within the context of the
UK leaving the European Union by the end
of 2020. Whilst the Scottish Government has
been committed to mitigating the changes
for those most in need in Scotland, welfare
reform will continue to impact on the poorest
in society who will commonly be social
housing tenants. We must therefore ensure
that we fully understand our tenant base and
their changing needs and help them prepare
for the future including how they will pay for
their rent. We must also proactively counsel
prospective tenants in the same way and work
to keep rents affordable. This will be a top
priority going forward. Our Board has agreed
a Welfare Reform Mitigation Strategy, the aim
of which is to help the Association understand
the implications of welfare reform and to plan
for its implementation and mitigation.
The Scottish Housing Regulator is increasingly
concerned about rent levels and rent
increases in particular and is seeking to ensure
Association’s make rent increase decisions
with more of a mind to affordability and value
for money.
In terms of our physical assets we have
seen the welcome commitment of Scottish
Government to secure the delivery of 50,000
new affordable homes by 20240. Renfrewshire
Council has its own Local Housing Strategy,
together with a Strategic Housing Investment
Plan to support this. Housing Associations are
expected to play their part to support delivery.
Consequently, some opportunities exist for
Bridgewater to become involved. However
new build development comes with particular
risk considerations and also a skills set which
we do not have directly. Nevertheless, we will
watch the landscape closely and enter into
discussions about new provision where this
fits with our objectives. Any new initiatives will
be assessed against the SHRS published Risk
Assessment Criteria guidance for new build
“Making you feel at home’’
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development and we would engage with an
external partner who does have the skill set
required for development. We are currently
discussing with the Council and Scottish
Government through a Section 75 process.
In our last plan we saw the detail forming
around the Energy Efficiency Standard for
Social Housing (EESSH) which aimed to
improve energy efficiency of social housing in
Scotland by 2020. Based on our knowledge
and intelligence of our stock we identified
having some work to do to ensure our houses
all meet this standard by the deadline.
However, we had already started this process
by securing an interest free loan of just less
than £1m to embark on some of the major
works. These works are complete and we were
largely compliant by the deadline.
In 2016 we received the publication of the
second triennial actuarial pension valuation
carried out in 2015. Whilst this saw some
improvements and we saw more recently,
additional improvements in relation to the
performance of the scheme, during the
lifetime of the previous plan, the outlook
remains challenging with payment to meet
our share of the deficit still factored into our
long term funding assumptions. (Over 30%
of our staffing costs relate to pension costs).
Performance of the SHAPS pension scheme
is a key risk factor for housing association
members and will remain an area that we
must continue to monitor closely. The Board
has previously taken decisions to mitigate
the impact of the pension scheme on the
Association’s finances. Following more recent
independent advice and the conclusion of
a consultation process with staff, it expects
to take further mitigating decisions in
November 21.
On 23 June 2016, the UK voted to leave its
membership of the European Union. Following
a transition period and the agreement of a
Trade Deal, the UK fully left the European
Union. The implications of this decision are
becoming ever more evident with shortages
of labour, prices increases etc. This has also
led to the Scottish Government continuing
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to threaten to conduct a second referendum
ballot on Scotland leaving the UK. Whilst a
possible exit from the UK will take several
years to both negotiate the detail of and
then implement, there will be clear impacts
for housing Associations. E.g. outlook for the
economy, migration levels, impact on demand
and services and procurement arrangements
to name a few. The Association’s Board has
already considered a comprehensive report
on the potential impact of BREXIT and we
will keep all of this on our strategic “radar”
and map the impacts and plan responses
accordingly.
The local council elections took place in May
2017. This meant a fairly radical redrawing of
the political landscape, at least at a local level,
across the country. In Renfrewshire, the Labour
Party lost overall control of the council and
the SNP are now the largest party and have
formed the administration. This is has meant
a rethinking of old policies and strategies
and a new direction in housing policy terms.
This is having an impact on the work of the
Association. From an Erskine point of view,
there were three new local members for us
to work and engage with and to develop a
relationship with. These relationships have
continued to be fostered and they can be
described as good working relationships.
The local members are supportive of the
Association.

Economic
The economic recovery to date remains
fragile, with significant ongoing disruption to
supply chains and the labour market resulting
in high-cost inflation and ongoing shortages of
materials and skills. Weaker operating margins
and increased spending on existing stock due
to remedial safety works, catch up on repairs,
and energy efficiency improvements have
seen the sector’s interest cover deteriorate
in latest forecasts. Bridgewater will need to
maintain a close watch on these sources
of risk. Ultimately, Boards are custodians
of people’s homes and failure to maintain
compliance with the SHRs Standards of
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Governance and Financial Management can
threaten the Association’s existence and harm
to our tenants.

Social
In addition to, organisationally, surviving the
pandemic, the big social challenge going
forward for Bridgewater, in common with
the whole of society, remains the changing
demographic landscape. This has a number
of implications. Firstly, the customer base will
get older and generate new demands as the
NHS changes its models of care with greater
emphasis on keeping people at home. We will
need to consider developing new relationships
with health and voluntary agencies and what
new services are required to support people
to stay in their homes. Our role in Care and
Repair provision will be important, but set
against budget pressures for Renfrewshire
council, East Renfrewshire council and
Inverclyde Council and the Health and Social
Care Partnership.
Although the ageing demographic will be a
huge challenge for the Association, so too will
rehousing increasing numbers of younger
people and younger families, many of whom
have greater expectations in terms of service
provision and assistance to manage their
tenancy as well as challenging financial
circumstances. This is not something which has
been a feature of the Associations Housing
Management service in the past but is
increasing.

Technological
Customer’s behaviour in engaging with
service provision has changed dramatically
over the past decade. More and more simple
transactions (paying rent etc.) are being
handled on line with people of all ages
using an array of IT devices and happy to
do business in this way. Accessible phone
contact can handle more complex issues but
there is still a place and a need for face to
face interaction on complex queries/needs.
This shift in the channels by which modern
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consumers engage means that we must
adapt our approach.
We have widened our on line “offering”,
including developing our own bespoke app
and providing the facility for customers to
pay rent through the web site, but still provide
the means to speak to us directly in a cost
effective and accessible way, either on the
phone or in person (pre pandemic). The
technology needed to get our service on line
will be important to meet consumer needs,
but can also be a cost reduction driver. As
we develop our services, we need to ensure
our staff team are comfortable and adept at
using modern technology to help consumers,
but also to do their own business, e.g. home
working, hand held devices to take the service
into the customer’s home.
As well as rethinking how we offer services; we
are aware that social tenants are still the most
digitally excluded in society. Despite this, more
and more public and commercial services
are being designed as “digital by default”
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including the Universal Credit system on which
so many of our tenants rely on going forward.
There are also the proven benefits of being
able to access services on line to get cheaper
products and service, to learn and to access
jobs and training.
We therefore must make sure we play our
part to make it easier for tenants to get on line
confidently to engage and carry out business
with us and others and during the lifetime of
this plan, the Board wish to ensure that our
on line offer is up-dated, modernised and
relevant to customers.

The Pandemic
Throughout all of this is the current and future
impact of the pandemic on all of us and
particularly on Bridgewater and its current
and future customers, not to mention its staff
and Board Members. A separate chapter of
this plan outlines the Association’s approach to
dealing with the pandemic challenges.
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9. Strengths, Weaknesss,
Opportunities and Threats (SWOT)
Analysis
A scan of the internal and external environment is
an important part of the strategic planning process.
Environmental factors internal to the Association usually can
be classified as strengths or weaknesses and those external
to the organisation can be classified as opportunities or
threats. Such an analysis is referred to as a SWOT analysis
The Board of the Association and the
Leadership Team carried out a SWOT analysis
to determine the environmental factors
which will influence our ability to achieve
our objectives and to help in developing our

Delivery Plan. Although the Association has
many strengths, and some opportunities
for growth, at the same time, there are
weaknesses in our operating environment and
threats to the success to the organisation.

STRENGTHS
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Continuity of Staff
Local Knowledge
Quality Product
High demand for product
Committed, experienced and skilled staff
High investment value in stock
Accessible Office
Compliant with SHR Regulatory
Standards
Good Customer Satisfaction
Good reputation in the sector
Sound financial platform on which to
provide services
Membership of FLAIR and IFLAIR
Wider partnership working
Robust internal systems and processes
Low crime and anti-social behaviour rate

• Stable community
• Good relationships with Renfrewshire
and East Renfrewshire Councils and
the HSCP
• Proven track record
• Board Development
• Good relations with the Care
Inspectorate
• Welfare Reform Mitigation Strategy
• Learning from poorer performing
organisations
• Membership of other organisations EVH,
SFHA GWSF etc.
• Code of Conduct
• IFLAIR Procurement Framework
• Robust IT management system
and security
• Fundable 30-year business plan
Bridgewater Housing Association Ltd
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WEAKNESSES
• Challenging customer engagement
• Poor relationship with some vocal owners
• Reliance on Housing Benefit/Universal
Credit to pay for rents
• Reliance on Grant funding to pay for new
build
• Inability to meet the high demand for
housing in the area
• Inability to attract new committee
members on to the Board
• Drying up of future development
opportunities
• Largely restricted to working in Erskine
• There is too much legislation which is
swamping staff and Board members

• There is a risk to our Housing Support
Service and consequently our Sheltered
Developments
• The costs associated with running the
office are high and increasing
• No fines construction types (affordable
warmth issues)
• Rent affordability (because of landscape
maintenance charges)
• Sheltered housing not fit for purpose
• Staff structure
• Age of some Leadership Team members
including CEO (possible retirements)
• Perceived higher than peer rents

OPPORTUNITIES

THREATS

• Increase in new build subsidy from the
Scottish Government
• Positive independent analysis of
the financial plan by independent
consultant
• Remodelling of office space
• Potential for ROTS
• New Care and Repair Contract
• External service provision (Care and
Repair, IT)
• Mainstream work for Care and
Repair Team
• Housing 2040
• Procurement savings (IFLAIR)
• Financial expertise on the Board
• Reserves to increase stock numbers
• Digital media strategy
• Availability of other procurement
frameworks
• Partnership arrangements with
other organisations
• IT providing services to other RSLs
• Strategic Housing Investment Plan
• Sheltered re-provisioning
• Possible Section 75 new build

•
•
•
•
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Universal Credit
Increasing staff costs/pensions
Increasing/Decreasing inflation
The affordability of our product both for
tenants and owners
Loss of Care and Repair income
Loss of Board members
The possible loss of the Chief Executive
or other Leadership Team members
Other Welfare Reform proposals
Increasing owner’s debt
Complacency
Potential for rising arrears
Increased workload and pressure
on staff
Rising customer expectations
IT failure (hacking)
Brexit consequences and procurement
GDPR non compliance
Climate Change
Pandemic implications for customers,
staff and services
New round of Austerity
Freedom of Information
Breaches in Health and Safety
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Strengths
In essence our biggest strength should be
that we are small and local. Our staff know
our customers well and have built up a
good trusted relationship with high levels
of customer satisfaction being recorded in
our surveys. Our board and staff team are
committed to take the organisation in the
right strategic direction that enables the best
outcomes for our tenants and other customers.
We have good stakeholder relationships,
particularly with the local authorities on whose
behalf we provide services and in addition the
basic economics of our business are sound
with historic loans being paid off, (interest
and capital), good cash flows and a 30year financial forecast which is healthy and
particularly healthy after the first ten years. In
short the Association is viable over the short,
medium and long term, based on current
predictions.

Weaknesses
Our biggest weakness is the perceived
unaffordability of our rent levels. They are
high compared with our peer comparators,
though we have taken steps to harmonise
our rent structure to make it fairer and so that
we can explain why certain properties attract
certain rents. The board will need to balance
the needs of our investment programme
with our customers’ ability to pay rent in the
future. It should be noted however that despite
“perceptions” work conducted by the SFHA
looking at affordability would suggest that our
rents are affordable within the context of their
model. Additionally a significant proportion
of tenants rent goes towards landscape
maintenance which is a unique feature of
Bridgewater.
Additionally, we have not been good at
engaging in a formal way with our customers
and although we have embarked on a
range of activities to find out our customer’s
views, we have not been able to engage
meaningfully and in a more formal way. We
would like to change this in the future. This
may have contributed to the lack of interest
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by tenants in joining our board and we know
that we need to do some work in relation to
succession planning for the future. Dealing
with our weaknesses will be part of delivering
on our objectives throughout the life of this
plan and one of the core challenges for us will
be to maintain the high levels of performance
which we have enjoyed as we make changes
to the way we work.

Opportunities
The Association’s Chief Executive has been the
lead officer for a Renfrewshire Council funded
rent affordability study examining rents across
the social rented sector in Renfrewshire. We
have utilised the information from this study
to inform our rent policy which will help us to
demonstrate fairness in our rents and value for
money.
Housing became an important public health
tool as people were asked to "stay at home"
to suppress the virus and protect lives and
the NHS. And all that was so much easier
if you had a secure home, was much more
manageable if you had access to good quality
outdoor green space and, if you had the room
and were connected to the internet, home
schooling was far more practical.
The government believe that, recovery from
this pandemic won't ever be enough if all
that ends up happening is reverting back to
"normal", when that normality has failed too
many for too long – inequality should never be
viewed as somehow inevitable.
The government will continue to provide
affordable homes across Scotland, particularly
homes for social rent. Housing to 2040 sets a
new ambition to deliver 100,000 affordable
homes by 2031/32 which will make an
important contribution to tackling child poverty
and the governments continuing work to end
homelessness. This ambition will also play
a key role in helping Scotland’s economy
to recover from the COVID-19 pandemic,
supporting a total investment package of
around £16 billion and 12,000 to 14,000 jobs
each year. In addition, the total investment
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required from public and private sources to
decarbonise Scotland’s domestic and nondomestic buildings is estimated to be in the
region of £33 billion over the period to 2045,
and is likely to support around 24,000 jobs
each year as investment reaches its peak in
the late 2020s.
Bridgwater will play its part in helping the
government to achieve its 2020 goals and will
continue to be opportunistic in its planning
for new build going forward. We will take
advantage of any and all government support
to improve our housing stock.

Threats
The impact of welfare reform has been
seen by the Board as the most significant
risk facing the Association. Over half of our
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tenants receive help with their rent either
through full or partial housing benefit and
the increasing movement towards Universal
Credit, both threatens the Association’s income
and the living standards of our tenants, but
more crucially their ability to be resilient to
changes in their finances and circumstances.
The Association will continue to pursue its
mitigation strategy and provide help and
assistance where it can. Oher threats can be
aligned to the weaknesses in the business such
as our inability to attract new tenant board
members or our rent levels etc. The board
are mindful of these in assessing the risks to
the business and agreeing steps to deal with
them. The biggest current threat however has
been the COVID pandemic and its aftermath.
It will be some time before the full extent of
the long term impact of the pandemic on our
tenants and our services will be known.
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10. Risk Apetite
Throughout this Business Plan, it is evident that the
Association is aware that the delivery of the kind of public
services that Bridgewater provides remains a challenging
prospect for many organisations. Prior to the pandemic,
despite a modest improvement in the country’s economic
position, it remained fragile and the pandemic and
financial uncertainty has meant an increase in the need for
support for customers, particularly the vulnerable. It has
also decreased the funding resources available to meet
growing expectations. Social housing in particular is facing
an ever- increasing range of demands and threats from the
drive for increased value for money and efficiency to the
requirements of the SHR’s Regulatory Framework, the SHQS,
the EESSH, and the Scottish Social Housing Charter etc.
It is a hard “ask” of social housing organisations, who are
increasingly expected to be innovative community leaders
and “place makers” as well as excellent asset managers and
providers of services.
All social housing providers, no matter their
size or geographical location, increasingly
have to critically review the way they work
and the services they provide. Crucial to this
is effectively managing the key business risks
they face, whether these are long-standing
issues or new, emerging risks. Bridgewater’s
context is unique, and our perception of risk
will be different from other organisations in the
sector. However, what is the same, is that key
people in the organisation understand and
effectively manage the fundamental risks of
today and the future.
Bridgewater’s Board believes that good risk
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management creates an environment where
there are few surprises. It is a crucial element
of effective management and corporate
governance, and it must be an embedded
mainstream activity which informs strategic
decision making. This means developing
a practical plan to identify, deal with and
minimise the adverse effects of the expected
and the unexpected on the organisation.
In the context of the activities of Bridgewater
Housing Association, risk management is
about forward planning and acknowledging
that it pays to plan for the unexpected.
Everyday events from a burst pipe to an IT
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system crash, not only affect our business, but
also our tenants, employees, and partners too.
More significant events such as a contractor
going out of business or a major incident, have
the potential to not only place the organisation
in major jeopardy and disrupt our tenants’
lives but also to undermine our relationship
with partners and affect their reputation as
well as our own and the social housing sector
as a whole. Bridgewater has experienced all
of these risks materialising.

Regulatory Standards
Corporate governance, risk management
and effective control have always been
the concern of Bridgewater’s Board and
Leadership Team, even if the language
has changed over the years. The Scottish
Housing Regulator’s Regulatory Standards
has prompted a change in focus towards
finding the most useful and effective means of
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implementing a comprehensive and dynamic
risk management process. Standard 4 states:
“The governing body bases its decisions
on good quality information and advice
and identifies and mitigates risks to the
organisations purpose”
Bridgewater’s Risk Management Strategy
sets out what risk management means for
the Association. It defines the appetite that
the Association has for risk and explains the
common risk language that we adopt across
the organisation. It specifies who is responsible
for managing risk and the process that we
undertake to embed risk management into the
Association’s culture.
Additionally, risk consideration and
management will be an integral part of our
strategic planning. For new initiatives, projects
and ongoing monitoring, risk analysis shall be
used to inform our decision-making processes.
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Whilst our Risk Register will be overseen by
our Audit and Risk Sub Committee each
quarter and annually by our Board, through
the Business Plan process, we will promote
the integration of risk management in the
governance and management of our business.

•

Rent affordability – inability to consider
further rent freezes

•

Tenant/Owner cost increases for wider
environmental maintenance including wall
repairs

Noted below are the Association’s top
risks. All of the Association’s identified risks
are explained in detail, together with our
approach to mitigating these risks in our Risk
Policy, contained within our Framework of
Governance. Any relevant actions requiring to
be carried out during the life of this plan are
also contained in the Business Deliver Plan
which is appended to the Business Plan.

•

Universal Credit and welfare reform

•

Tenant safety measures and new targets
– gas, legionella, asbestos, fire/smoke
alarms, electrical certificates, lifts and
hoists, etc.

•

Energy efficiency targets; continuing
to meet SHQS/EESSH; EESSH2; lack of
external funding

•

•

Pension deficit, increases and affordability

•

Succession planning for Board

•

Succession planning for leadership team
and recent spike in turnover across wider
sector for senior appointments

COVID recovery – welfare of customers
and staff; contractor’s ability to perform;
inflation/cost increases; material shortage,
etc.

•

Care and repair – frequency of
procurement and sustainability

•

Financial long-term Plan – RPI rent
increases needed to maintain MWB of
£1.5m; further testing against post-COVID
recovery especially capital programme
increasing costs/delivery/delays;

•

Re-tender insurance contract due to Brexit
will lead to increase in costs

•

Possible re-tender of Repairs Contract will
lead to increase in costs

IFLAIR procurement framework – cost
increases at annual price refresh; possible
delays to programmes

•

New build in relation to the re-provisioning
of the some of our Sheltered Housing
developments

•
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11. Strategic Objectives
Strategic Analysis
This Business Plan aims to ensure the
programme of continuous improvement is
implemented effectively to support sustainable
and excellent services for our customers as
well as providing the strategic direction for a
successful organisation.
Having reflected on our mission, vision and
values and reviewed our customers, physical
assets, performance, stakeholder expectations
and scanned our external/internal
environment and the key risks that we face, we
have brought all of these elements together to
update our strategic objectives.
The Association has been able to clearly map
the key threats, opportunities, weaknesses
and strengths and as a result formed 6
interlinked strategic objectives for the life of
our Business Plan.
These reflect the opportunities and threats in
the evolving external environment in which we
operate and the current internal strengths, and
weaknesses of the organisation. A summary
of these objectives and the main tasks ahead
of us are noted below. The full Delivery Plan is
appended to this Business Plan.
Objective 1 – MANAGE AND MAINTAIN HIGH
QUALITY AFFORDABLE HOMES AND
In summary, we will:
Data Purges. Continue to purge information
and data in line with Data Protection
legislation and protect customer’s information
appropriately.
Develop SDM. Continue to develop the
functionality of SDM to increase the efficiency
of our practices, whilst at the same time
developing our use of IT generally to assist
staff in delivering for customers including
introducing Myhome to the organisation and
rolling out to customers.
“Making you feel at home’’

Implement an improvement programme. The
Association will implement a wide-ranging
improvement programme over the life of the
plan which will see improvements to car parks,
kitchens roofing, smoke alarms etc.
Asset Managementplan. The Association has
approved a new Asset Management Plan;
however this was reviewed in the absence of
updated guidance from the SHR. This has still
to be published and the Association will review
its plan in the light of the new guidance when
published.
EESSH2. The Association will undertake work
to develop its strategy in this area and to take
account of developing advice and guidance.
Internal Audit. The Association has an active
internal audit programme and will carry out a
number of audits during the life of the plan to
improve on service delivery.
Pandemic. The Association’s services and
operations have been significantly affected
by the pandemic. As restrictions ease, the
Association will take the necessary steps to
ensure that services go back to being as
normal as possible.
Lettings Plan. The Association will review its
position in relation to its allocations policy
and develop its lettings plan to ensure that
its housing resources are used to support
the Associations objectives in relation to
allocations.
Objective 2 – PROTECT AND ENHANCE THE
VALUE OF THE
In summary we will:
Walls Survey. The Association owns and
maintains a large number of walls throughout
Erskine. These range from relatively small
boundary walls to extremely large retaining
walls. The Association will carry out a
comprehensive survey of all of its walls in
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order to determine their safety and any
remedial works which are required.
Landscape Maintenance. The Association
will embark on work to prepare for the new
landscape maintenance contract for the
maintenance of all of its common areas etc.,
(around 40 full size football pitches in size).
Trees. The Association will embark on a
comprehensivetree survey to determine
the health of otherwise of the thousands
of trees which it owns and maintains and
will thereafter develop an appropriate tree
management policy.
Objective 3 – DELIVER A QUALITY, VALUE FOR
MONEY CUSTOMER SERVICE EXPERIENCE IN
PARTNERSHIP WITH OUR CUSTOMERS.
In summary, we will:
Increase our customer intelligence. The
Association understands the importance of
knowing our customers as best we can. We will
facilitate this in a number of different ways,
including mystery shopping, telephone surveys
and ad hoc surveys. However, the main way in
which we will increase our knowledge about
what our customers want and what they think
of us will be from feedback using technology
CX communications and Myhome.
We will refresh the Association’s Web Site,
social media presence and utilise new
technologies for our customers to engage
better with us.
Our website is one of the main platforms
where our customers can both obtain
information about us and the services we
provide, but also where our customers can
contact us and interact with us. They can ask
us questions, pay their rent and link to other
providers and services. We will improve the
opportunities for this interaction including
providing ways in which customers can report
repairs. We will review the use of our App and
fully embrace new technology and social
media to interact withour customers through
the use of MyHome.
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Increase customer participation. The ultimate
way customers can engage with us is by
joining the Board and being in the best
position to influence change. We will promote
Board Membership to tenants and encourage
tenants to consider joining the Board. We will
provide support and mentoring to allow this to
happen easily. Other ways in which customers
can engage with and participate in decision
making is through freely available information.
Objective 4 –EXPLOIT COLLABORATIVE
OPPORTUNITIES FOR IMPROVEMENT AND
GROWTH
In summary we will:
Diversification. During the lifetime of the
plan the Association will exploit opportunities
to develop new services and deliver current
services to like-minded organisations. The
Association has some experience of this and
will continue to develop this part of its business
where appropriate and at no detriment to
current customers.
New Build. The Association still has aspirations
to build new houses in Erskine. We are in
talks with the council about re-provisioning
our sheltered services and recently started
talks with a developer about a Section 75
development. The Association will continue to
exploit opportunities for new build and to meet
the growing need in Erskine for affordable
social housing.
Objective 5 – INVEST IN OUR STAFF AND
BOARD
We recognise the vital importance of
strong and visionary leadership from the
Board members, and senior team and the
commitment of the staff team more generally.
In summary we will:
Review and develop proposals for the
Associations Staff Structure.
In light of the pandemic, it is likely that the
Association will want to look again at is
structure and within the context of the new
normal determine whether it continues to be
Bridgewater Housing Association Ltd
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fit for purpose. In this respect a first step will be
to review current job descriptions for all staff.
Provide opportunities for staff and board
member development.
We intend for Bridgewater to be a “learning
organisation” for everyone who leads and
works for it. Board members and staff will
be provided with the maximum opportunity
to attend learning events ranging from
“tool talks” through to seminars, training
courses and conferences, and even formal
qualification. This will help to challenge staff
and Board members but at the same time
help them to keep up-to-date with new
thinking in policy development and practice
and ensure continuous improvement in the
services we provide.
Implement appraisaland development.
Tied to opportunities to develop and learn will
be the Association’s Employee Development
scheme and Board Member Development
scheme. This will provide the environment
to discuss strengths and weaknesses and
determine future development requirements
which are linked to the needs of the business
as well as the individual development and
progress of the staff and board member.
This will help to ensure continuity of staff and
Board members as well as a useful tool in
managing succession planning for Leadership
Team and Board member positions.
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Objective 6 – DEMONSTRATE STRONG,
SUTAINABLE AND EFFECTIVE STRATEGIC
GOVERNANCE AND FINANCIAL CONTROL
Value for money. The Association will carry
out a value for money review with a view
to establishing VFM principles which should
undermine all of its activities.
Good Administration. The Association’s
Framework of Governance contains its
principles of good administration. This will be
reviewed as a mechanism for ensuring that
these principles are embedded in the work of
the Association.
Delivery Plan
Appendix 3 provides further details of the ways
in which the Association intends to meet all of
these objectives over the course of the plan,
together with an indication of when certain
activities should be concluded by. This will
form the basis for the way in which the Board
will monitor progress against each of the
objectives.
Progress against the Delivery Plan will be
reported to the Scrutiny Committee on a
quarterly basis.
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12. Financial Plan
The Board is acutely aware that its ambitions for the future
must also be supported with a sound financial plan for
the future.
Arneil Johnston was commissioned by the
Association to develop a financial business
plan model to enable detailed long-term
financial assessments to be undertaken and
reviewed regularly. The projections have
been updated several times and the most
recent version was completed for the financial
year 20/21 by the Association’s independent
Financial Consultant in conjunction with the
Head of Finance. The Association is aware that
many of its earlier assumptions have been
affected by the pandemic and is currently
undertaking a further review of the plan.
The model provides 30 year financial
projections and includes scenario testing on
the pressures, efficiencies and risks associated
with the business which the Association is
aware of at any one time. The model provides
key outcomes in respect of:
•

30-year cash flows including five year
financial projections for the SHR

•

income & expenditure account and
balance sheet

•

loan portfolio

•

assessment against loan covenants

•

minimum, maximum and average key
performance indicators

•

a comparison of key assumptions
including: rent levels, repairs and
investment costs per unit, staffing numbers
and management costs per unit

This report provides commentary on the
Association’s long term financial position over
a 30-year period, outlining its ability to deliver
core business activities and services in respect
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of its current asset and customer base. It has
not as yet taken account of the pandemic and
its implications for services and its impact on
our ability to deliver on the business plan.

Baseline Business Plan Analysis
In order to ensure that the financial model
is based on credible data and realistic
assumptions, the business plan inputs reflect
existing financial, strategic, and operational
and investment assumptions. These
assumptions were sourced from the following:
•

2021/22 annual budget

•

review of overheads and other costs from
year 2 to reflect realistic estimates for
future expenditure

•

management accounts and financial
statements as at 31 March 2021

•

2020/21 detailed stock list and rental values

•

2020/21 planned maintenance and
investment profile by component and
based on updated life cycle costings and
stock condition information

•

loan portfolio and lender covenants

•

current business plan model and working
assumptions

•

current staffing budget including salary,
pension contributions and on-costs

The 30-year financial projections:
•

are aligned to and reflect Bridgewater’s
current structure
Bridgewater Housing Association Ltd
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•

assess anticipated income and expenditure
over the period of the plan

•

assess whether income can support future
business needs

•

provide outcome measures on the long
term financial position of the Association
including a cash flow, covenant monitor
and schedule of financial statements

The projections also support Bridgewater to
risk assess and scenario test the assumptions
which underpin the business plan model
against key questions such as:
•

do we know our costs?

•

can we control our costs?

•

what are our obligations to meet SHQS,
EESSH and the planned maintenance
programme?

•

is the Association demonstrating value for
money?

•

what external factors can impact on the
business?
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the rent freeze in the current financial year,
rental increases resume and are held at the
previously assumed inflation rate over the life
of the plan.
Year 1 of the business plan model is based on
the 2020/21 financial statements and year 2 is
based on the 2021/22 budget which assumes
annual rental income of £4m.

Benchmarking rents and rental
affordability
The Association regularly benchmarks rent
levels with other Renfrewshire/Inverclyde
RSLs as well as using data from the Scottish
Housing Regulator’s statistics. This information
is reported separately to Board and Sub
Committees throughout the year and when
the annual rent increase is being considered.

Inflationary Assumptions

It should be noted that the ARC measures
the combined rent and service charge for
each RSL which means a direct comparison
between landlords is more complex as
accommodation types and services provided
can vary significantly and historically
Bridgewater rents have been higher than
average.

Real inflation rates are applied to income
and expenditure with assumptions outlined
in detail in the relevant sections below.
Elsewhere, the model assumed an inflation
rate based on the prevailing economic
projections of 2.5% and was applied to all
income and expenditure unless otherwise
stated. The Association is aware that inflation
is well above that figure currently and
forecast to increase in the short term. Though
there is some uncertainty about longer term
projections

In Bridgewater’s case a significant element of
the rent is in relation to landscaping costs to
reflect the green spaces which the Association
is responsible for. Bridgewater is unique in
the amount of green space, pathways, walls,
outside stairways, bushes and planting areas
it owns and maintains and which tenants and
owners pay for through rents and factoring
charges. Additionally, a significant number of
properties fall in to the category of Sheltered
or Extra Care and attract a substantial service
charge.

Stock numbers and rental income

Voids and bad debts

The business plan model reflects the current
stock profile of 851 units including supported
accommodation. The model is populated
with an average annual rent of £4,705 for
each property, which equates to an average
monthly rent of £392 per unit. Following

It is assumed that void rent loss is based on
budget assumptions of 1.46% for mainstream
stock and 12.56% for extra care properties with
bad debts assumed at 0.42%. This reflects
current performance which is anticipated will
continue meantime.

“Making you feel at home’’
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Given the uncertainties around lockdown and
restrictions which have adversely impacted
on the Association’s ability to re-let properties,
void and bad debts are held at these levels
throughout the life of the plan.

Other income assumptions
In 2021/22 other income totalling £227,554 has
been assumed and includes garage rents (net
of voids) of £199,554 and revenue grant for
medical adaptations of £28,000.
Income from other business activities is
modelled separately within the business
plan, the net contribution from these activities
is assumed at current budgeted levels. In
most years these activities provide a positive
contribution overall however, income and
costs will continue to be monitored at least
annually when the budget is reviewed.

Supervision and management costs
The assumed supervision and management
costs are based on the 2021/22 budget. These
include employee and other administration
costs, totalling £1.448M. This equates to
approximately £1,702 per unit (based on total
stock of 851 units). The table below provides a
more detailed breakdown of expenditure.
The table below illustrates that 37% of
revenue expenditure is spent on supervision
and management costs. This compares to a

Bridgewater took the decision some years
ago to invest some of its rental income in a
welfare rights service to provide tenants with
access to advice and assistance and ensure
that benefit income is maximised. This inflates
its supervision and management costs above
those Associations who do not provide this
service. Additionally the Association has
invested heavily in Information Technology
and staff resources where other Associations
may have not to the same extent.
The Association would require to reduce
supervision and management costs by around
£275,000 to meet this benchmark. It should be
noted that these costs also include the pension
deficit payable annually which differs between
landlords and for the Association is currently
£227,810. Average unit costs improve later in
the plan when these repayments end.

Cost Heading

2021/22

Per unit

% of tenants rent

Staff Costs (including
pension deficit)

£1,041,111

£1,223

26.7%

Overheads

£278.018

£327

7.1%

Property Insurance

£22,403

£26

0.57%

Housing Costs

£107,452

£126

2.75%

£1,448,984

£1,702

37.12%

TOTAL
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Scottish RSL supervision and management
benchmark of 25-30%. On this basis, the
Association is spending around 7% beyond
the national average. However, the provision
of supported accommodation is more
expensive to operate. The contribution which
Renfrewshire Council makes to the provision
of housing support does not cover all of the
Association’s costs and the Board has been
content in the past to “subsidise” the service
from mainstream rents.
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Maintenance cost assumptions
Maintenance costs have been categorised
as follows:
2021/22
2021/22 cost
expenditure per unit
Reactive

£465,031

£546

Cyclical/Major
repairs revenue

£1,083,188

£1,272

The average spend on reactive and void
maintenance in year 1 is £546 per unit. These
costs are assumed to repeat each year at the
same levels with an adjustment for inflation.
Cyclical maintenance is the revenue spend
derived from the Association’s lifecycle costs.
These costs include landscape maintenance,
routine inspections/maintenance and cyclical
painting.
Cyclical costs vary year on year depending
on the program of works. The Association’s
maintenance plan assumes expenditure will
total around £23m at current prices, equating
to an average spend per unit of £27k over
30 years. Further work is required to take
account of the effect of the pandemic on our
investment plans.
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Repairs and Investment NPV
Total capital expenditure
Average Capital investment
per unit
Average Cyclical and Planned
Maintenance per unit
Total Investment &
Maintenance per unit

Year 1-30
£30M
£35k
£27k
£62k per
unit

Debt assumptions
The Association had outstanding loans of
approximately £7M at 1 April 2021, including
interest free loans from HEEPS and the
Scottish Government. This creates a debt
per unit of approximately £8,300 in year 1.
Based on current assumptions and loan terms
all debt will be repaid in full within the next
7-8 years.
LIBOR rates remain historically low and are
incrementally increased by 0.2% per year. The
fixed rate loan is set at 0.545% and is based on
an indicative rate from the Association’s lender
following a recent treasury management
review. The Association has recently agreed
with its Lender, Nationwide Building Society to
move from LIBOR to SONIA.

Fundability Review
Capital investment assumptions
The assumptions for major repairs and
planned investment, including component
replacements, have been informed by stock
condition surveys and updated life cycle costs.
This has led to a revised and updated 30year capital programme. Major repairs and
planned investment costs at current prices
total around £30M, an average of £34,688
per unit over 30 years
The table below summarises total expenditure
on cyclical and planned maintenance and
capital investment included in the current plan.
This equates to around £62k of investment per
unit over the next 30 years.

“Making you feel at home’’

This section seeks to deliver an assessment of
long term viability and sustainability. A good
business plan will be one which:
•

is based on accurate information and
logical assumptions which are specific to
Bridgewater’s activity and requirements

•

sets out all available income over time

•

sets out all areas of spending including
management, maintenance and
investment

•

measures the cash position over 30 years
and tests how much needs to be borrowed,
ensures lending is affordable and prudent
and measures if fundability is at risk if
circumstances change.
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The baseline business plan has been
predicated on the assumption of annual rent
increases of RPI ONLY and staff, together with
assistance from the Associatioin’s independent
Financial Consultant, have interrogated the

business plan in order to assess the extent
to which the plan is sustainable and viable.
The outcomes of this are illustrated in the
sections below.

Financial Position
In order to ascertain whether the business plan is fundable and sustainable over the next 30
years, we must assess the business plan in line with the following criteria:

Financial
Viability

• Is the baseline plan sustainable in short, medium & long term?
• Are there adequate cash reserves across the life of the plan?

Rent
Affordability

• Can the level of income generated support business activities?
• Are rents affordable now and in the future?

Debt
Affordability

• Can borrowing be financed now and in the future?
• Is the borrowing affordable, sustainable and prudent?

Investment

• Are there sufficient levels of investment in the stock?
• Does BHA take an integrated approach t asset management?

Service Delivery

• Can service delivery be maintained at required levels?
• How does BHA compare to it’s peers?

Performance &
Efficiency Review

• What aspects of the business work well?
• How does BHA compare with other Associations?

Core Activity v
Other Services

• How is each activity strand contributing to the business?
• What activities cos the organisation money?

Key Business
Risks

• What are the key risk which face the business?
• Is there sufficient contingency within the plan to withstand risk?

It is important that a balance is achieved
between the results associated with each of
the key criteria. Understanding the relationship
between the criteria and, in turn, how any
decisions taken in relation to one of the key
criteria impacts upon another, is essential to
achieving this balance.

Key Assessment Criterion 1: Financial
Viability
Is the baseline business plan fundable in the
short, medium and long term?
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It is essential that the Association maintains
positive cash balances over the life of the
plan. The graph below illustrates a positive
cash balance throughout with a minimum
cash balance of £1.6M in 2029/30 and all
debt repaid within 8 years. It is worth noting
the Association has set a Minimum Working
Balance (MWB) of £1.5M and the Association
does not fall below this threshold (based on
current assumptions).
Over the life of the plan, cash reserves of
£34.3m are generated.
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The key conclusion to be drawn from the cash
flow projection above is that the baseline
business plan is both financially viable and
fundable in the short, medium or long term.

investment. The timing and level of the
investment spend can place significant
financial pressure on cash balances and is
a key contributing factor to a business plans
cash position.

Key Assessment Criterion 2: Investment
Levels

As can be seen from the cash balances
in the above graph smoothing the capital
Programme results in a stable cash position
and allows the Association to meet its
minimum cash balance target of £1.5M each
year.

Does the business plan include a sufficient
level of maintenance and investment to ensure
that BHA can meet and maintain SHQS and
EESH and invest in its properties?
Capital investment and maintenance in the
housing stock totals £41M (including fees, VAT
& inflation). These costs are capitalised and
written off over their useful economic lives.
Expenditure has been reviewed and where
necessary smoothed to provide a realistic
and achievable programme of investment
which balances the need for a viable business
plan with sensible investment decisions which
meet tenant’s needs and aspirations. This is
in addition to routine, cyclical and planned
maintenance (revenue) costs which equate to
£54M over the 30-year period.
One of the key issues surrounding projected
investment expenditure is the timing of

“Making you feel at home’’

Key Assessment Criterion 3: Rent
Levels
Can the housing stock be managed and
maintained at assumed rent levels?
As demonstrated above the business plan
model is fundable within the current rent
structure. Throughout the life of the business
plan rents are assumed to increase by inflation
only. Two scenarios have therefore been
tested below to assess the financial viability
of the plan for future rent strategies. The first
scenario tests a 3% rent increase per annum
for 5 years from year 3.
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From the above it can be seen that a rental
strategy of an inflation plus 0.5% rent increase
per annum for 5 years from year 3 improves
the fundability of the Association and increases
minimum cash balances to £1.8M – £300k
above the MWB - and increases cumulative
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cash balances to £38M, an overall increase of
£4M. This additional income could be used to
invest in current stock or office improvements.
The second scenario tested was to freeze rents
for a further year in 2022/23. The graph below
displays the outcomes of this scenario.

10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30

Cumulative Closing Cash balance (Incl Int Rec'd)

From the results above it can be seen a rent
freeze for one year has an adverse effect on
the fundability of the Association and reduces
minimum cash balances from the baseline
position of £1.59M to £732k. The Association
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will sit under its £1.5M target MWB in three
separate years. A one year rent freeze reduces
the cumulative cash position by £4M over the
period of the plan.
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Risk & Sensitivity Analysis

•

An integral part of a business plan is the
identification and mitigation of risk in
the business plan framework. Effective
organisations are aware of the risks that exist
for their business and take action to deal
with them appropriately. BHA has adopted a
positive approach to risk management that
involves:

quantifying and understanding the
significance of these risks in terms of
likelihood and impact, and therefore
enabling prioritisation;

•

considering existing arrangements for
avoiding risk where possible and managing
risks otherwise; and

•

developing action plans to assist in
mitigating/controlling these risks.

•

identifying the current risks associated with
the provision of housing services;

•

identifying any additional risks arising or
likely to arise in the lifetime of this plan;

Key Business Risk Factor
As well as testing the parameters of financial
viability, it is imperative that the business plan
can demonstrate that it has sufficient capacity
to withstand risk.

To this end and in addition to the rent increase
sensitivities, full risk scenario analysis has been
performed testing such variables as economic
factors (e.g. inflation, pensions, lending
conditions, investment costs and reductions in
public subsidy). The following table provides a
summary of the risk scenarios and the impact
on the plan.
MINIMUM
MAXIMUM
COVENANT
CASH BALANCE CASH BALANCE
BREACH

BASE BUSINESS PLAN

1.6m

34.3m

No

Bad debts double years 2-10

1.4m

34.1m

No

Void rates double years 2-10

824k

33.3m

No

Investment costs increase by 0.5% over
inflation for 30 years

1.1m

28.8m

No

All maintenance and investment costs
increase by 0.5% over inflation for 30 years

1.0m

27.3m

No

Staff costs increase by 0.5% over inflation for
30 years

884k

23m

No

LIBOR increases to 5% in years 2-5 then
incrementally by 0.2%

1.1m

33.8m

No

“Making you feel at home’’
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The risk analysis demonstrates that the
baseline business plan generally has sufficient
capacity to withstand risk and remain
financially viable. However, some of the
sensitivities highlight that the Association does
not maintain its £1.5M MWB in all years and in
the event that costs were to increase sharply
the Association would consider what action to
take to preserve working cash reserves.

Risk management is an on-going process.
Over time some risks reduce in importance
or disappear whilst other risks become more
important or appear for the first time. As
part of the strategy for managing risk the
Association should ensure that the appropriate
steps are taken to identify and address risks
in all aspects of its operations and that these
continue to be regularly reviewed.

Conclusions
The current 30-year financial projections provide clear evidence that the business plan
underpins a fundable organisation capable of delivering core business activities whilst
maintaining the ability to withstand likely risks.
Key headlines/ratios are summarised below:
Max

Min

Average

Net annual cash flow position

3.2m

- 1.5m

955k

Cumulative cash flow position

34.3m

1.6m

12m

7,077,341

0

929,258

8,316

0

1,092

Net interest per unit

39

-113

- 28

Net surplus % (net surplus/turnover)

28%

- 38%

18%

Debt charges : net rental income

28%

0%

7%

Overall debt outstanding
Debt per unit
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The Association’s rents are pegged at RPI
for the duration of the plan. Future rent
affordability will be a key driver in ensuring
that the business plan remains viable.
Income and expenditure has been
comprehensively reviewed and updated.
However, there may be scope to reduce costs
through efficiencies, improved performance or
better control of costs and the Association will
be developing a Value for Money strategy to
address this.
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Given the uncertainties around the current
economic climate and the public funding
pressures which already exist, the main
objective is to develop a long term financial
plan which is viable and fundable. The current
economic outlook for the country, at least in
the short term, is challenging and this will
undoubtedly impact on the Association’s
Business Plan. The Association is there for
reviewing its financial plan in light of the
pandemic. The Association will ensure that it
takes appropriate action and mitigates risks to
protect the plan into the future.
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13. Parterships and Stakeholders
The Association recognises that in order to achieve
its objectives and make its plans a reality, it cannot
work alone and there are a number of partners and
stakeholders who have an active part to play in the
success of the organisation.
Customers

Local Authorities

We recognise the support of our tenants,
especially those who are longstanding
residents and those who have or currently
serve on our Board. We work across the
whole of Erskine and engage with people
when and where we can but historically we
have no active tenants group, (there was an
owners group for a while but this has since
been disbanded due to lack of interest) to
engage with. We have engaged in the past in
mystery shopping which has involved customer
volunteers and this has proved to be very
rewarding for them and useful for us. However,
we wish to do more in relation to more
meaningful engagement with our tenants
and owners. During the lifetime of the plan
we intend to utilise more on line engagement
opportunities and to fundamentally review our
participation approach, policy and strategy.

We work closely with Renfrewshire Council,
East Renfrewshire Council and Inverclyde
Council and deliver their Care and Repair
services on their behalf. We do not, by
agreement, have a nomination agreement
with Renfrewshire Council however 30% of our
allocations are made to homeless applicants
nominated by the Council. We have been
successful in 16/17 and 17/18 in attracting
grants from Renfrewshire Council to support
energy efficiency work in our homes and also
from the Scottish Government to support
disabled adaptations work and we have also
been successful in obtaining interest free
loans to spread the cost of funding major
improvements and to comply with new
building regulations in relation to fire safety.

Additionally the Association has a relationship
with over 2500 owner occupiers who live in
properties formerly owned by SSHA/Scottish
Homes/Bridgewater, who purchased their
property under the RTB legislation and where
the Association is their Factor. Admittedly
our relationship with these customers is
more challenging because of the numbers
and the nature of factoring work. However
the Association works hard to engage
appropriately with owners and to provide a
professional value for money service.
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Our Chief Executive was invited to become
a member of the Renfrewshire Poverty
Commission which was established to assist
the council to deal with child poverty in
Renfrewshire. We are an active member of
Renfrewshire Council’s Housing Providers
Group as well as the Strategic Planning Group
of the Health and Social Care Partnership in
Renfrewshire and our Chie Executive leads a
group on the issue of Housing is a Health Issue,
which will help to establish the HSCPs Housing
Contribution Statement. We will continue to
cultivate good relations with the Councils, the
Partnership and the Scottish Government to
maximise opportunities for the Association and
grant funding and to play a part in delivering
and influencing national policy.
Bridgewater Housing Association Ltd
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Lenders
We have enjoyed a very good relationship
with the Nationwide Building Society who
provided the funds for the initial stock transfer
and who, through a refinancing initiative,
also provided funds for our first new build
Extra Care development. We have been
proactive in sustaining this relationship and
have consistently met all of our covenant
requirements over the past more than 20
years.

Regulators
The Association is a highly regulated
organisation. Our main Regulator and the
one which we have the most engagement
with is the Scottish Housing Regulator, (SHR).
However, we are also regulated by the Office
of the Scottish Charities Regulator (OSCR), the
Care Inspectorate and the Financial Conduct
Authority, (FCA).

“Making you feel at home’’
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The Scottish Housing Regulator decided in
March 2021, following an assessment of the
Assurance Statement Submitted in October
2020 that the Association, “Meets Regulatory
Requirements including the Standards of
Governance and Financial Management”
The Association continues to provide OSCR and
the FCA with the annual and quarterly returns
which they require and adheres to the required
timescales. The Housing Support Services
which the Association provides to its Sheltered
Housing tenants and under agreement with
Renfrewshire Council is periodically inspected
by the Care Inspectorate. The last inspection
in November 2017 gave the Service an overall
score of 6 (out of 6). - Excellent.
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•
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Staff Structure

•
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Delivery Plan

Bridgewater Housing Association Ltd
First Floor Bridgewater Shopping Centre,
Erskine PA8 7AA
Tel: 0141 812 2237
Email: admin@bridgewaterha.org.uk
www.bridgewaterha.org.uk

Property Factor Registration Number PF000105, Registered Society No 2525R (Co-operative and Community Benefit
Societies Act 2014), Scottish Housing Regulator No HAL 301
Bridgewater Housing Association is a recognised Scottish Charity No SCO 35819
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