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Introduction

Housing Associations have chartered uncertain waters these
past twelve months due to a combination of inflationary
pressures and the continuing strain on government budgets.
This situation has not only impacted the Social Housing
Development Programme (SHDP) funding, but also the
capital funding required for vital infrastructure such as water
and sewage that is critical for new build developments.

which at a time of reduced funding for new builds from

government, combined with a rapidly growing waiting list
of over 48,000 applicants, is causing significant concerns for
housing associations.

This has led to delays in new build handovers and starts

Political engagement has been a priority for me this year to ensure
our elected representatives including Councillors, MLAs and MPs
are fully aware of how our sector delivers and manages the homes
each association provides. This may sound basic, my experience at
NIFHA has shown that the work and effort of our sector are often
misunderstood. This year, NIFHA attended and exhibited at all five
political party conferences. Additionally, and often accompanied by
members, we have given deputations to local councils, presented
to Stormont Committees and have engaged extensively with MLAs
and MPs on our key sector asks.

One of those key asks has been the inclusion of a standalone
housing outcome for the local Programme for Government and
we were delighted to see it included as one of nine priorities in

the draft Programme. Elevating housing to that priority status
should drive the collaborative work across departments which

is necessary to tackle our housing crisis. Many of the problems
impacting the delivery of more social and affordable homes

such as the lack of capital funding for NI Water will not be fixed
overnight. However, we will continue to emphasise the impact that
such funding constraints are having on the delivery of new homes
which ultimately has a knock-on effect on the ability to tackle
rising homelessness which now includes over 5000 children
across Northern Ireland, a damning statistic that clearly shows why
the provision of social and affordable homes needs prioritised.

© NIFHA 2024 / nifha.org

Despite the challenges our members have faced, they have once
again delivered when it mattered most with 1403 new homes
delivered and the start in construction of 1,508 new homes. This
was the year we broke the 60,000 ceiling with 60,838 homes
now owned and managed by housing associations as of 3st
March 2024 right across Northern Ireland.

QOur sector is a significant contributor to the economy spending
£438m on developing and investing in its housing - part of

our engagement with third party stakeholders is outlining that
the money spent by our sector comes from three sources:
government financing, operating surpluses and private sector
borrowing. The Global Accounts demonstrates good value

for money in terms of public funding for the delivery and
management of social homes, a pivotal message we continue to
carry forward.

Delivering 1403 new homes, despite the barriers faced, has been
positive, but that is simply not enough - we want to deliver more!
Housing associations can deliver well in excess of 2,000 new
homes per annum, a figure that will be needed if the Northern
Ireland Executive wants to achieve its targets in the imminent
new housing supply strategy. To do that we need several pieces
of ajigsaw to fit, including a sufficiently funded SHDP, TCI &

HAG rates that are reflective of actual economic circumstances,
a planning system that is flexible and reactive, a sufficiently
powered electrical network and critically, the ability of NI Water
to connect and supply new homes, especially in the areas of
housing stress.

Seamus Leheny | Chief Executive
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66 The Housing
Association sector

in Northern Ireland
grew significantly this
year, both in terms of

turnover, operating 2 .47% /\ﬁ

surplus and assets
under management.



overall surplus

3,360 o 0 @

total staff .'.

£32.910 8

average staff cost

* excluding Co-Ownership
first tranche sales



The Department for Communities Regulatory Judgements E:::i; -
(the Regulator) has completed Rating3 M

the Regulatory Judgements for
the 2022/2023 reporting year.
Registered Housing Associations
(RHAs) were assessed against
the 2017 Regulatory Framework.
Regulatory Judgements and

Key Performance Reports have
now been published for 18 RHAs.
Performance remained high with
almost all associations meeting the
Regulatory Standards.




merging from the shadow of the Covid-19 pandemic,

and with the restoration of the NI Executive following

a 24-month hiatus, the sector endured a challenging
operating environment during 2023/24. RHAs continued to face
the ongoing effects of rising interest rates, persistently high
inflation and the expectations from tenants who struggled with
the cost-of-living crisis. Skilled labour shortages impacted on the
capacity of contractors which in turn dented the performance
slightly of some associations. Despite testing economic and
operating conditions, however, RHAs resiliently continued to
maintain essential services and managed their resources and
risks effectively to ensure they met the needs of their tenants.

The Department commissioned Deloitte to carry out a high-
level, independent review of the effectiveness of the 2017
Regulatory Framework. The review, which concluded in March
2024, confirmed that the significant changes introduced in
2017 were well received and operating effectively. Whilst the
review confirmed that the 2017 Framework was broadly fit for
purpose, and in line with regulation in other jurisdictions, it also
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identified a number of areas for enhancement, resulting in a
final set of recommendations. These recommendations have
been informed by feedback from tenants, RHAs, and other
stakeholders who made a very valuable contribution to shaping
the revised Framework. A Stakeholder Reference Group, set
up to act as a sounding board during the review, also provided
invaluable insight. The feedback and insights received have
helped ensure that the Framework remains relevant and fit for
purpose. The interests and voices of tenants are safeguarded
and they are provided with opportunities to participate in the
business of their association.

The revised Framework came into operation on 01 April 2024
and is available on the Department’s website. We are confident
that we now have a Framework which is fit for the future and
broadly in line with those of England, Scotland, Wales and
Republic of Ireland. Most recommendations have now been
implemented although some require longer term consideration.
We continue to engage with the sector to progress the
outstanding recommendations where required.



Operating and Financial Review

Overview

The Housing Association sector in Northern Ireland grew
significantly this year, both in terms of turnover, operating
surplus and assets under management.

As of 31 March 2024, Housing Associations own and
manage 60,838 social housing homes in Northern Ireland,
representing an increase of 1467 units (2.47%) compared
to 2023. The sector has achieved a turnover level of over
£450m, generates a surplus of £64m (which it reinvests

in its housing stock), and directly employs 3,360 full-time
equivalent (FTE) staff. In addition, the sector supports

a significant number of other jobs in the Northern

Ireland economy.

In preparing the Sector Global Accounts we have reviewed
the existing suite of statistics and based on feedback from
both Associations and Funders we have identified, and
instituted, some new measures of performance relating
to Voids and Maintenance spend, further building out the
suite of KPIs available to the sector since we took over the
preparation of the Sector Global Accounts in 2022.

Broader economic and business performance over the
last two to three years played out against, and has been
influenced by, increased interest rates and higher levels
of inflation. The Housing Association sector has not been
immune to these pressures, and it has faced higher input
costs in terms of materials and labour and increased
interest rates on new borrowings.

However, the Housing Association sector in Northern
Ireland has been protected to a point as its main income
stream that enables borrowing and maintenance, rental
income, is generally subject to inflation-based increases
and is, in the main, funded from Housing Benefit and
Universal Credit which has also been uprated in line

with inflation. In addition, it has benefited from carrying
forward a high level of fixed rate financing, some of which
was either undrawn or was drawn down and placed on
deposit. This has meant the sector has been able to limit
its requirement to go to the lending market to arrange
new financing over the last two years. The impact of these
two factors is discussed in much more detail below.

Operating performance

In 2024, the sector navigated through continued inflationary
and interest rate pressures to deliver a very encouraging set
of results. The consolidated results set on this page include
first tranche sales by Co-Ownership Housing.

Operating Performance

- Consolidated Income &

Expenditure Account

2024 2023

£'000 £000
Turnover 453,304 425138
Operating Costs (353,834) | (342,824)
Operating Surplus 99,470 83,14
Profit on Sales of Assets 6.378 14477
Interest Receivable 6.903 2496
Interest Payable 45307)  (38,067)
Other Costs (3,774) (13,054)
Surplus for the Year 63,671 48,866

Arbour Housing, Teddy Bears Picnic

Variance

23-24%
7%

3%

20%
(56%)
177%

19%

7%

30%




If we remove the impact of Co-Ownership’s first tranche
sales, we can see that the underlying turnover increased
by £35.6m (9% and the underlying increase in operating
costs is £17.6m or 6% on the prior year. Therefore, the
underlying operating surplus has increased by £17.9m
(23%) from £76.6m to £94.5m.

The table opposite shows both the headline and
underlying operating surplus and the related % margins.

The growth in underlying turnover in the last 12 months
is driven by inflation-related rent increases in the year
across the sector, which have generally been in the 5% to
10% range for individual Associations and the increase in
NI Social Housing stock in the year from 59,371 to 60,838.
Adjusting for the 247% increase in housing stock, the
average per unit increase in rent has been in the region
of 8%, up from around £91.66 per week to £99.09 per
week. While this level of rental increase may appear

high to those outside of the sector it must be recognised
that most Associations set their rental levels based on a
“trailing” CPI basis, i.e. the rental levels for 2023/24 were
calculated based on the CP!I levels in place in late 2022
and early 2023, which were running in and around 10%.
This mirrors the uprating in the related benefits available
to many tenants, with the Housing Benefit and Universal
Credit rates for 2023/24 being uplifted by 7.7% and

6.7% respectively.

The level of voids in the year for the sector reached
£8.8m, a £200k increase from 2022-23. However, as the
level of turnover from rents increased by £35.6m, this
resulted in the % of turnover lost by voids reducing from
2.21% to 2.07%. We note that the level of voids varies
significantly between housing type (i.e. general needs and
supported housing) and location.

On an underlying basis, operating costs are up by
approximately 5.6%. This was driven by the growth in new
housing, and the ongoing impact of inflation on staffing
and material costs throughout the year.

Overall maintenance costs increased by £4m in the
year to £46.4m, which is a 12% increase on the year to

60,838 £5.4bn

homes owned
& managed

total
assets

Operating Performance

- Underlying Operating Surplus

2024 2023  Movement
£000 £000 23-24%
Turnover 453,304 425138 (7%)
Co-Ownership First (28,280) (35739) (21%)
Tranche Sales
Underlying Turnover 425,024 389,399 9%
Operating Costs (354,534)  (342,824) 3%
First Tranche 23300 29,203 (20%)
Underlying (331234)  (313,620) 6%
Operating Costs
Operating 78.21% 80.64% (2%)
Costs/ Turnover
Underlying 7793% 80.54% (2%)
Costs/ Turnover
Operating Surplus 99,470 83114 (20%)
Operating Margin 21.94% 19.55% 2%
Underlying Surplus 94,490 76,578 23%
Underlying Margin 22.23% 19.65% 2%

31 March 2023. This has been made up of £18.2m from
planned and cyclical maintenance, and £28.2m for
reactive maintenance in 2024. In terms of units, planned
and cyclical maintenance decreased from £309 per

unit at year end 2023 to £300 per unit in 2024. Reactive
maintenance increased from £422 per unit to £464 per
unit in the last 12 months, reflecting that this service is
demand driven and therefore more exposed to labour
and price inflation.

9%

increase in
underlying turnover*
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The underlying operating surplus for 2023/24 was
£84.5m, an increase of 23% on the prior year. However,

as noted above, this in effect reflects a catch-up from
2022/23 when the sector suffered higher levels of
inflation on its costs while relying on 2022/23 rental levels
which were set in late 2021 and early 2022 (which was still
a low inflation environment). The three-year underlying
margin ranges from 22% in 2022, lowering to 20% in
2023, before rising again to 22% in 2024.

As discussed in previous years, the sector, and its public
sector funders, are still struggling to address the extent
to which the sector’s “general needs” housing activities
are supporting and cross subsidising other “non-general
needs” activities.

The sector has managed its financial resources, and in
particular its debt facilities and cash reserves, extremely
efficiently since 2020. In the early part of this decade,

it took advantage of historically low interest rates to
refinance a significant proportion of its private sector
funding requirements at fixed rates. It entered 2023/24
with a high proportion of its debt at fixed rate, with a
reasonable level of undrawn facilities and approximately
£196m of funds on deposit. This has to a large extent
insulated the sector from the higher level of bank base
rates in place over the last 24 months. The £7m increase
in interest paid has been offset by the £4m increase in
interest received, giving a net interest payable increase
of just £3m. This is discussed in more detail below, but
this proactive treasury management approach, together
with one-off gains (albeit decreasing) on the the disposal

of fixed assets (primarily through house sales to tenants)
resulted in the sector’s surplus before transfers growing
by £16.3m or 20% to £99.5m.

The sector is a major employer in Northern Ireland, with
3,360 staff on the payroll of Housing Associations as at 3
March 2024, contributing £90m (2023: £85m) in wages
and salaries directly into the local economy during the
year. However, controlling wages and salary costs and
filling posts continues to prove a significant challenge for
the sector, as reflected in the 6% increase in salary costs.

Total staff costs, including employers” NIC and pension
contributions, are one of the main contributors to an
Association's cost base. During the year, total staff

costs have increased £3.7m to £110.6m, reflective of an
increase in salary and Employer NIC costs of £5m, offset
by a reduction in pension costs (due to the decrease in
current service costs associated with Defined Contribution
schemes) of £1.3m. Whilst wage costs increased,

the sector headcount has dropped by an average of

13 employees during the year, which is concerning
considering the overall 3.48% increase in the pay bill.

Whilst managing this cost base and focusing on
recruitment and staff retention to ensure that
Associations can carry out their primary activities for
their tenants, a fine balance will need to be struck as the
increase in the pay bill would have been even greater if
the sector had filled all of their vacant roles in the year.
This pay bill will come under further pressure in future
once the recently announced increases in Employers
National Insurance come into force in April 2025.

Sector Global Accounts 2024



£174™ £90™ £134™

new loan finance wages & salaries operating cash flows

Balance Sheet Position - Consolidated Balance Sheet

2024 / £000 2023 / £'000 Variance 23 - 24 %
Tangible Fixed Assets
Housing Properties 4,968,882 4,658,093 7%
Investments 59,014 52,989 1%
Other Tangible Fixed Assets 40,228 43,501 (7%)
Total Fixed Assets 5,068,125 4,754,133 7%
Current Assets
Stock 13,812 13,723 1%
Debtors 141,801 176,342 (20%)
Short Term Investments 119,394 135,988 (12%)
Cash 59,627 60,462 (1%)
Total 334,635 386,516 (13%)
Creditors - <1year (391,843) (362,314) 8%
Net Current (Liabilities) / Assets (57,208) 24,201 (336%)
Total Assets Less Current Liabilities 5,010,917 4,778,335 5%
Creditors - > 1year (4,190,566) (4,016,110) 4%
Pension Asset/ (Liability) 4,740 16,353 (71%)
Total Net Assets 825,091 778,577 6%
Total Reserves 825,091 778,577 6%

© NIFHA 2024 / nifha.org 1



As demand for social housing rises more Associations

are becoming regular “developing” Associations and the
overall trend is for Associations to undertake, on average,
larger sized housing schemes. This can mitigate against
development cost inflation by creating economies of scale
for new schemes, provides greater opportunity for mixed
tenure and provides a larger pipeline of homes under
construction as the largest schemes are, by their nature,
multi-year undertakings.

Net housing assets have increased by £311m (7% to
almost £5Bn.

While the number of new units coming into use has been
modest at 1467 (an increase of only circa 2%), the value
of Housing Properties Under Construction had risen by
£73.6m (almost 16%) from £472m in 2023 to £546m in
2024 reflecting the level of development that is on-going
in the sector at the year end. Overall, at £546m, the value
of work in progress represents approximately 1% of the
value of housing properties, again reflective of larger (and
therefore higher value) schemes and the well discussed

delays associated with construction projects due to
planning, infrastructure and supply issues.

The ‘drag effect’ of the Voluntary Purchase Scheme
has reduced significantly to 118 units after having
resulted in 189 units and 278 units leaving the sector
through the Voluntary Purchase Scheme in 2022 and
2023 respectively.

Debtors have decreased by £35m or 20%, this is primarily
due to a sharp decrease in the housing association

grant receivable balance at year end which is driven by
improved timing of grant receipts. Within debtors the level
of rental debtors before provisions for bad and doubtful
debts has increased by £3.2m from £21.6m to £24.8m,
with an increase in both technical and non-technical
arrears being reported. This has then, expectedly, driven a
further small increase in bad debt provisions, of £332k.

Consistent with prior years, the level of bad debt is below
that in Great Britain where arrears have been more
impacted by welfare reform legislation, however it is
continuing to rise year on year in the local sector.

Rental Debtors

Rental Debtors Gross - Technical

Rental Debtors Gross - Non-Technical

Provisions for Bad and Doubtful Debts

Cash and cash equivalents (short-term investments) have
decreased from £196m to £179m at the end of the 2024
financial year. This was primarily due to the decrease in
short-term investments of £16.6m in 2024, the majority
related to two Associations, who used funds on deposit to
fund development works during 2023/24.

The sector’s overall creditors (short term and long term)
increased by £213m, or 4.9%, to £4.58Bn, in line with the
growth in the asset base.

As expected, the largest credit balances continue to
be borrowing from lenders, and Housing Association
Grant balances.

Borrowing continues to be the main source of finance,
with the sector experiencing a rise in the level of debt of
£102m from the previous year. The five largest Housing
Associations in the sector have also reported there being
further facilities committed and available to be drawn
down when needed, of £232m.

Deferred HAG balances increased by a total of £97.5m in
2024 reflecting the fact that HAG may have been received
for development works at the year-end where there
remained work to be undertaken before the HAG was fully
“earned” i.e. the asset was completed and brought into use.

Un-amortised Housing Association Grant (HAG) remains a
crucial part of the funding equation for social housing, at

12

2024 / £000 2023/ £000  Variance 23 - 24 %
14,006 12719 10%

10,824 8,894 22%

(6,580) (6.247) 5%
18,250 15,366 19%

£2.74bn at the end of the year. The proportion of Housing
Associations” housing properties (net book value] that
was funded by HAG was 55% at the year end, this is down
approximately 2% from the prior year, but still well ahead
of other regions within the UK. The % of total unamortised
HAG to the Net Book Value of properties is impacted by
timing differences relating to the completion of new
developments and longer term HAG trends, however over
the last seven financial years the proportion of housing
properties funded by HAG has dropped 8%.

In FY23, the sector was hit by an unusual situation
whereby after a prolonged period of reporting a pension
liability, due to the increase in long term bond rates,
Housing Associations began to see actuaries reporting

a pension asset in relation to their defined benefit
contribution schemes. In FY24, as bond rates remained
high, Associations were again seeing pension assets being
reported by their actuaries in their year-end FRS102
pension valuation report. However, the actuaries indicated
a change in approach and advised Associations to either
derecognise all, or most of the pension asset. This resulted
in Associations recognising a pension asset during the year
of £4.7m, in comparison to £16.3m in FY23.

Overall, the total capital and reserves of Northern Ireland
Housing Associations have risen by 6% to £825m.

Sector Global Accounts 2024



Cashflow and Debt Management Analysis - Cashflow Analysis

2024/ £'000 2023/ £'000 Variance 23 - 24 %
Net Cash Inflow from Operations 134,043 108,449 24%
Returns on Investments
Investment Income Received 5,689 491 16%
Interest Paid (46,295) (42109) 10%
Net Cash on Investments (40,606) (37,199) (9%)
Investing Activities
Housing Capital Expenditure 437921) (358,522 22%
Capital Grants Received (net) 185,127 166,146 1%
Purchase of Other Fixed Assets (7905) (9,535) (17%)
Disposal of Housing 49193 65,337 (25%)
Other Adjustments 440 1,089 (59%)
Net Cash from Investing Activities (211,066) (135,483) (56%)
Financing
Loan Repaid (73,998) (137179) (46%)
Loan Issued 174,197 236,343 (26%)
Net Cash on Financing 100,199 99,164 1%
Movement on Cash and Cash Equivalents (17.429) 34,931 (150%)

Operating cash flows are strong at £134m
in 2024. This was the fifth year in a row

where operating cashflows were in the
region of, or over, £100m.




fixed assets

£25,863

average borrowing
per social
housing unit

£102m

increase in borrowings*

In cash terms the sector spent £438m on developing and
investing in its housing assets this year and has spent over £1.1bn
in cash terms over the last 3 years, in addition to the increased
maintenance spend incurred in recent years. The ongoing
investment in housing stock is funded from three broad sources:
operating surpluses from existing activities; government
financing by way of capital grant; and private sector borrowings.

Operating cash flows are strong at £134m in 2024. This was the
fifth year in a row where operating cashflows were in the region
of, or over, £100m, and represented a 24% increase on 2023.

In previous financial periods the larger Associations took the
opportunity to refinance and, in most cases, “fix" existing debt
facilities and to put in place new fixed rate financing facilities
to fund future planned developments. In 2024, the new loan
facilities drawn down reduced by £62m to £174m. primarily

as a result of the level of undrawn facilities from the previous
year and also the uncertainty during the year around when UK
interest rates might fall deterring Associations from agreeing
new funding lines in advance of need.

The outworking of this treasury management activity is that the
net interest charge which had fallen by £lm during 2021/22 and
f4m during 2022/23, increased for the first time in 3 years by

£2.8m in 2023/24. In real terms, the sector in 2023-24 incurred
£384m in net interest costs against net borrowings at the year-
end of £1.39bn, an effective interest rate for the sector of 2.8%.

This is in line with 2022-23 whereby it paid £35.6m in net
interest costs against net borrowings of £1.27bn, an effective
interest rate for the sector of 2.8%. This is in the context of a
BOE base rate of 5.25% on 31 March 2024 compared to 4.25% on
31 March 2023.

Sector Global Accounts 2024



The profile of borrowing in the sector is set out opposite:

We note that borrowing has increased by £182m (7%), almost all
of which (£96m) ended up being aged out for repayment after
S years, again indicative of this net new debt being sourced from
previously agreed but undrawn facilities.

In terms of the sector’s ability to finance the additional debt
taken on in recent years, the proportion of turnover required
to meet interest payments has remained consistently between
9% and 10% over the last three years. Interest cover at 225% is
above last year's level of 222% and has not fallen below 200%
since 2018.

Gearing (borrowing / total assets less current liabilities) is at a
slightly higher level from the previous year at 31.3%. Gearing,
excluding pension assets has increased marginally to 31.5%.

Loan Ageing

Less than 1year
1to 2 years
2 to Syears
5 or more years

Total

2024
£'000

91418
57140
169,706
1,255,202

1,573,466

2023
£000

86,939
66,253
158,658
1159,603

1,471,453

Variance
23-24%

5%
(14%)
7%
8%
7%
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Conclusion

The sector has had a successful year,
further growing its underlying asset
base and delivering strong surpluses
to finance existing debt obligations
and to underpin future growth.

In 2024, the sector increased its rent levels to reflect the
impact inflation has had on its day-to-day costs over recent
years and this has increased margin levels in 2024 as growth in
operating surplus increased after 2 years of decline.

Debt levels and gearing remain relatively low compared to
other sectors and regions and the work undertaken in recent
years to re-finance existing debt obligations continues to
bear fruit and will continue to provide some of the headroom
necessary for future development.

However, the decrease in staff numbers pose potential
challenges to service delivery and operational capacity within
the sector. This heightens the need for a strategic focus on
staff retention, recruitment, and workforce planning to ensure
that associations can continue to meet increasing demands.

The sector is also not immune to the general economic

forces and in particular the impact of the restriction in HAG
available. The medium-term trends of higher interest rates
and inflationary increases in building and staff costs, is giving
Associations food for thought in terms of assessing the viability
of individual development schemes and considering their
growth strategies across all the types of accommodation

they provide.

Furthermore, while there remain a large number of units “on
site” awaiting completion, which will boost housing stock in
the short term, the medium term trend for many Associations
appears to be towards reviewing and downsizing the future
scale of their development plans.

The medium-term trends of higher interest rates
and inflationary increases in building and staff costs,
is giving Associations food for thought in terms of

assessing the viability of individual development
schemes and considering their growth strategies
across all the types of accommodation they provide.




Consolidated Accounts 2023-2024

Financial Ratios

2024 2023 2022
Growth in Turnover 6.63% (0.97%) 8.87%
Growth in Operating Costs 3% 045% 12.32%
Growth in Operating Surplus 20% (6.94%) (1.71%)
Growth in Interest Paid 19.02% (4.73%) (2.42%)
Growth in Housing Assets (NBV) 6.67% (0.07%) 540%
Growth in Debt 2.8% (6.46%) 5.66%
Growth in Capital and Reserves (Net assets) 597% 10.55% 12.24%
Operating Margin 21.94% 19.55% 20.80%
EBITDA Margin 42% 38% 37%
Gearing (Borrowing / total assets less current liabilities) 31.31% 3045% 32.55%
Gearing (Debt/ Historic cost of HPs) 26.81% 26.73% 2814%
Gearing (Debt/ Tangible Net Worth) 4414% 41.88% 4613%
Average Interest Rate in debt 2.88% 2.59% 2.59%
Interest cover 225% 222% 216%
Interest cover - EBITDA only 418% 421% 399%
Average staff cost (including NIC and Pension) 32,910 31,680 29,561
Average Borrowing Per Unit (£) 25863 24,784 25,858
Turnover Per Unit (£) 7451 7161 6452
Average Rent Per Week (£) 99.09 91.66 88.63
Voids as % of turnover 2.07% 2.21% -
Planned and Cyclical Maintenance per unit (£) 29960 309.09 -
Reactive Maintenance per unit (£) 463.99 42180 -

SUMER ™ The above report was compiled by Brian Clerkin, Amanda McMaw,
NORTHERN IRELAND Ryan Branagh and the Housing Association team at Sumer NI.
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Forward Outlook and Summary

2024 was the year we surpassed the milestone of 60,000 homes
that Housing Associations own and manage across Northern Ireland.

Associations completed 1403 new homes and in total now

manage 80838 homes, an increase of 2.47% on the previous
year, plus 771 new affordable homes were provided through
Co-Ownership thus enabling those not eligible or with not
enough points for social housing to become homeowners.

I n the financial year up to 31st March 2024, Housing

The challenges in delivering more social and affordable homes
are well known and versed. A significantly reduced Social
Housing Development Programme (SHDP) budget, uncertainty
around the Housing Association Grant (HAG) and a challenging
Total Cost Indicator (TCI) model are impacting the funding
received from the government. These, combined with rising
interest rates from private lending has created a challenging
environment, but the sector has shown resilience and creativity
in still managing to get schemes over the line. We also face
regulatory and practical barriers, including a planning system
that is often slow, land availability, labour shortages and an issue
that has really come to the fore this year, connectivity to the
water and sewage network.

Getting housing prioritised in The Executive's Programme

for Government will help join up the dots but ultimately the
funding structure for new social housing needs to be fit for
purpose and give the sector certainty going forward, something
that NIFHA continues to advise the department and elected
officials on. How, as a society, we fund public services such

as NI Water is also under the spotlight and without adequate
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and focused investment where its needed most, NI Water
restraints will undermine our new build ambitions, as well as the
wider economy.

The need for social and affordable housing is determined largely
by the supply and demand in the overall housing market. Figures
published by the Northern Ireland Statistics and Research
Agency (NISRA) confirmed that house prices in Northern Ireland
rose by 6.2% in the year up to the end of September 2024. The
average house price here is now £190,553 with Lisburn and
Castlereagh council area having the highest average price at
£222 496 and Armagh, Banbridge & Craigavon council area being
the lowest average price at £169,407. Apartments had a more
modest increase over the same period with an average increase
of 2.4%.

The cost of renting has risen even more than the cost of

buying, rising on average by 10% across Northern Ireland year
on year up to the end of September 2024 according to data
published by PropertyPal. The average private sector rent

here is now £891 per month, with Belfast experiencing the
highest increase with average rent now at £1,027 per month.
This year's Sector Global Accounts shows that our average rent
is £99.09 per week and our average service charge is £12.64
per week. Although not directly comparable to the private
rental sector, this still represents good affordability for housing
association tenants.

Sector Global Accounts 2024
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Looking forward, the rapidly rising costs to buy or rent properties
will mean more applicants driven by unaffordability, joining the

social housing waiting list that's already at a record level of over
47000 and is not expected to decrease any time soon.

Recent figures published by The Royal Institution of Chartered
Surveyors (RICS] for their Construction & Infrastructure Market
Survey 03 2024 confirmed that work on social housing for the
quarter was down 42% while private housing is up 11%. This will
likely come as no surprise due to an uncertain SHDP budget, no
confirmation on HAG and TCl rates and finally the problems with
getting water and sewage connections with NI Water that has
stalled new build developments.

The same RICS survey also highlighted 40% of respondents
saying there is a shortage of skilled tradespeople, an issue well
known to housing associations contracting out maintenance and
repairs, as well as impacting new build developments. Housing
associations now employ 3,360 full time staff and support a
significant number of jobs right across the economy. However,

if new build developments reduce or stagnate, this will impact
our sector partners in their own ability to train and retain

skilled tradespeople.

A future impact on staffing, both internally and with third

party partners will be changes to employer National Insurance
Contributions (NICs) that take effect from April 2025. The rate
of employer NICs will increase from 13.8% to 15%. Coupled with
this, the minimum wage is increasing by 6.7% for employees
over 21,16.3% for 18-20 year olds and 18% for 16-17 year olds.

In 2024, housing associations had to increase rent levels to
reflect inflationary pressures, and again in 2025 rental figures
will have to consider these changes to employee costs. Of
particular concern will be .the impact on the Supporting People
programme, as 80% of costs related to this service are salary-
based. Therefore SP providers, and the wider charity sector, will
be pressing for 2025/26 funding to increase in order to cover
these costs.

Looking towards 2025 and beyond, the sector needs certainty
around budgets to plan work in a sustainable manner and a key
priority ask for NIFHA will be the delivery of a multi-year budget
from the NI Executive. The level of HAG will continue to come
under budgetary pressure that can subsequently impact rent
levels. This is a balancing act and a point that we will continue
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to make to government officials and politicians. Related to this,
funding for non-general needs services needs to be sustainable
in its own right and should not have to be subsidised by the
general needs sector. As stated previously this will come under
further strain if SP funding does not increase in line with
inflation and the new NICs and minimum wage increases.

Decarbonisation continues to be a priority for the sector and
Northern Ireland continues to be the only part of the UK that
does not have a social housing decarbonisation grant scheme.
Retrofitting will improve the energy efficiency of our homes and
will be fundamental to Northern Ireland reaching targets in the
Climate Change Act but will also be pivotal in helping our tenants
save money with reduced energy bills. In lieu of a grant for now,
NIFHA in partnership with our members and BDO has submitted
a bid for the use of Financial Transactions Capital (FTC)

funding for a social housing retrofit pilot scheme. If successful,
associations will be able to access FTC by Summer 2025 with the
objective that this will pave the way to the provision of a social
housing decarbonisation grant that housing associations in Great
Britan and Ireland can already avail of.

Going forward, our sector requires certainty on government
funding budgets and infrastructure connectivity. The current
conditions of working on a year-by-year basis on funding
combined with a reluctance or inability to connect homes

to the water system is not conducive to addressing the
deteriorating housing situation and social housing waiting list in
Northern Ireland.

NIFHA will continue to work with our political and government
partners to highlight the positive impacts our sector is delivering
across society while profiling the barriers to delivery and how
they can be overcome for mutual benefit. Our key message

to sector stakeholders is that 2024/25 must be a minimum
baseline with measured and sustainable growth in delivery going
forward in tandem with the new housing supply strategy and a
multi-year budget.

Housing associations don't just build and manage houses,

they provide the homes and community support that is a key
foundation block for all our villages, towns and cities. We're a
proven reliable partner to government in achieving this but need
adequate and consistent support to continue building on our
success to date.
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