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Membership guidance – long term finance planning	 
 
How would your committee members (or general members if your co-op is run by a 
general meeting) answer the following questions? 
 
I am reasonably confident that my co-op will have a positive 
bank balance in 30 years time 

Agree/disagree 

I am reasonably confident that my co-op will have a positive 
bank balance in 30 years time and I could show you why I am 
confident 

Agree/disagree 

My co-op has a 30 year planned maintenance plan that says 
when major components in our homes will be replaced and how 
much they will cost 

Agree/disagree 

My co-op has a 30 year finance plan that says how much money 
we expect to come in and go out over the next 30 years 

Agree/disagree 

My co-op has discussed rent, general and build cost inflation and 
interest rates in relation to our 30 year finance plan 

Agree/disagree 

We aren’t worried about finance issues – we leave all that to our 
staff or service provider 

Agree/disagree 

 
If you agree with the first five questions, then you may not need this guidance.  If you 
agreed with the last one, then you definitely do need it! 
 
This CCH membership guidance covers long term finance planning.  It covers the 
following: 
 
 
• What is a co-op looking for in a long term finance plan? 
• How do co-op members understand long term finance planning? 
• What is a 30 year finance plan and why is it important? 
• What are the regulator’s expectations? 
• Where does the income come from? What are the major items of 

expenditure?  What is long term asset management? 
• What assumptions do co-ops make and what could change? 

 
 
The aim of the guidance is to explain the above issues potentially to: 
 
• any co-op member, even those who may find numbers frightening 
• co-op staff and staff from service providers so that they can provide effective 

support to co-op members in understanding finance planning.   
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Whilst it may seem daunting to plan finances over a long term period, it is not actually 
that complicated to understand.  There are many reasons why it is a good idea to do 
long term finance planning and these are explained in the guidance.  Understanding a 
co-op’s finances means that co-op members are in a position to make effective 
decisions about what to spend money on.   
 
For those co-ops who are Registered Providers, it is a regulatory requirement that co-op 
management committees (or the general membership where there is no committee) 
approve a financial framework, reviewing it periodically and assess and manage the 
co-op’s long term viability. 
 
This guidance enables co-ops to do part of what it takes to comply with the regulator’s 
financial viability standard, but there are other areas where the CCH has other 
guidance available that is pertinent to viability, including: 
 
• treasury management 
• getting value for money 
• risk management and control 
• what happens if your co-op is not viable 
• component accounting and understanding audited accounts 
• assets and liabilities registers 
 
To illustrate long term finance planning, the guidance uses figures from a particular 
housing co-op in the West Midlands.  It is stressed that these figures are illustrative only.  
They will be right for that particular co-op in that location.  What makes co-ops special 
is that they are very different and their members adapt the co-op framework to be 
right for their local circumstances and environment.  But it is hoped that the illustrative 
figures demonstrate the principles behind long term finance planning for housing 
co-ops. 
 
Most of this guidance is specifically for housing co-ops that own their homes (either 
through freehold or leasehold).  Some of the principles could also apply to housing co-
ops that manage homes for another organisation, but it would be difficult for a 
management co-op (which has limited control over the income it receives from 
allowances) to plan over a thirty year period.     
 
 

OPEN SOURCE COPYRIGHT STATEMENT 
 
This guidance is copyright to and the intellectual property of the Confederation of 
Co-operative Housing.  The CCH gives permission for the guidance to be 
photocopied for use with the members of CCH member organisations, but otherwise 
it may not be used or photocopied or otherwise reproduced either in part or in full 
without our express written permission. 

 
 
The CCH wishes to thank Kevin Wan from Northwest Housing Services and Richard Pearl for their assistance in considering 
drafts of this guidance. 
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What is a co-op looking for in a long term finance plan? 
 
 

A housing co-op needs to be able to state, to a reasonable degree of certainty, that 
the money it will have coming in over the next 30 years will be more than the money 
it will need over the same period to manage the co-op and maintain its homes.  
A definition of what a housing co-op needs from its finance plan 

 
 
There are some key features to the above definition: 
 
• ensuring that the money coming in is more than the money going out   

- this seems quite obvious, but an aim of long term finance planning is to ensure that 
the co-op has the money it needs in the long term. 
 

• ensuring sufficient resources over a 30 year period - 30 years is an accepted 
period of time for finance planning because it is a standard length of time that 
lenders lend finance needed to build or renovate new homes.  However, loan 
periods can be longer or shorter, and most existing housing co-ops will not have new 
housing loans.  Finance planning can be done over longer or shorter periods, but for 
most housing co-ops, a key issue is that significant major works that the co-op will 
need to have money available for in the future may not happen for many years. 

 
• stating to a reasonable degree of certainty  – it is for each co-op to decide 

for themselves what degree of certainty they need for them to be confident that 
they have robust finance plans.  No one can be absolutely certain about what may 
happen within the next 30 years, but a long term finance plan can be developed 
that will enable the co-op to plan for the future.  It would need to be regularly 
reviewed to ensure that its assumptions still hold good, and part of the co-op’s risk 
management strategy should be to test the long term finance plan against different 
assumptions. 
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How do co-op members understand long term finance planning? 
 
It is important that co-op members, particularly those on a co-op’s committee or 
governing body, have some understanding of the co-op’s finances and whether the 
co-op has the resources it needs over the long term.  Understanding co-op finances 
may feel a little daunting to some co-op members, but understanding at least an 
overview of the finances does not need to be that complicated.   
 
It is probable that one or two people, such as the co-op’s treasurer or other co-op 
officers, co-op members of staff, or the co-op’s service provider will prepare the co-
op’s finance plan.  It is up to those people to be able to present the finance plan to the 
co-op’s management committee or governing body and to do it in such a way that 
co-op members understand the key issues.  The way this guidance sets out long term 
finance planning is designed to make it simpler to understand, but there could be other 
ways to do this.   
 
Some key issues to think of might include: 
 
• concentrating on the big picture – the overview of what co-op members need to 

understand to be able to make decisions about finances 
 

• simplifying presentation of figures  - co-op members may be daunted by a 
large maze of figures 

 
• presenting figures in the long term plan digitally - so that figures and 

assumptions can be adjusted in co-op meetings so that co-op members can see 
the effects that making changes will make on the co-op’s bottom line. 
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Why is a 30 year finance plan important? 
 
In discussing 30 year finance plans with some CCH member co-ops, the following 
reasons have been given to us as to why it is not necessary to have a 30 year finance 
plan: 
 
• we have so much money – we won’t need to worry about the future 
• we (ie. the current members) won’t be around then 
• who knows what may happen in the future? 
• we can always borrow if we need to 
 
For some co-ops who have paid off their loans, the first of these reasons may be true.  
However even for such co-ops, they need to know that they have sufficient money to 
plan for long term maintenance of their homes. 
 
If a co-op has to borrow, it will almost certainly be the case that the lender will require a 
long term finance plan. 
 
The following are reasons why have a 30 year finance plan might be useful: 
 
• the co-op would have more certainty that it will have the money it needs 

 
• the co-op would need a long term finance plan as part of its risk management 

strategy so that it can consider the effect of different financial possibilities.  The 
CCH will be drawing up guidance for members on risk management at a later 
date. 

 
• it may be helpful for the co-op and its members to understand the effects that the 

external environment will have on the finances of the co-op.  A particular example 
of this has been the current Government’s requirement that Registered Provider co-
ops cut their rents by 1% per annum over a four year period.  Without a long term 
finance plan, it is very difficult for a co-op to state with any certainty what effect 
this rent cut will have on the co-op’s business. 

 
• it is helpful for members to be able to understand the effects that the co-op’s 

decisions have on the finances of the co-op.  For example, co-op member may 
want to have better quality upgrades, and having a long term finance plan would 
mean that the co-op would immediately know the financial consequences of 
taking such decisions. 

 
• as noted above, if the co-op needs to borrow money, particularly for new 

development, it would need a long term finance plan. 
 

• it should also be stressed that it is a regulatory requirement to have a long term 
finance plan for Registered Provider housing co-ops. 
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What are the regulator’s expectations? 
 
The regulatory standard relating to governance and viability is available at 
www.gov.uk/government/publications/regulatory-standards  

There are various expectations regarding the governance and viability of Registered 
Provider co-ops, but the standards pertinent to long term finance planning are as 
follows: 
 
• registered co-ops are expected to “manage their resources effectively to ensure 

their viability is maintained” while ensuring that they don’t put the homes they have 
received public grant for “at undue risk” 
 

• registered co-ops are expected to “have an appropriate, robust and prudent 
business planning, risk and control framework” 

 
• it is expected that the framework includes ensuring:  

(a)  there is access to sufficient cashflow to run the co-op at all times 
(b)  financial forecasts are based on appropriate assumptions  
(c)  effective systems are in place to monitor and accurately report delivery of the 

co-op’s finance plans  
(d)  the financial risks to the delivery of plans are considered  
(e)  co-ops pay off their loans appropriately  

 
• this framework should be reviewed and approved by the co-op’s management 

committee or governing body at least once a year 
 

• co-ops are also expected to assess and manage risks to ensure the co-op’s long 
term viability: 
 
(a)  keeping an up to date record of their assets (ie. the value of the co-op’s homes 

and their resources) and liabilities (ie. what they need to spend to manage and 
maintain their homes)  

 
(b)  carrying out detailed and robust stress testing against potential risks 
 
(c)  ensuring that co-ops understand and manage how any new liabilities would 

impact on their business and regulatory compliance  
 
• registered co-ops are expected to assess their compliance with the viability 

standard at least annually, with committees or governing bodies certifying that 
they comply with the standard in their annual accounts.  

 
Long term finance planning is a key part of compliance with the viability standard.  
Without a long term finance plan, Registered Provider co-ops would not be in 
compliance with the standard. 
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What is a 30 year finance plan? 
 
A 30 year finance plan is just that – a plan that shows the money coming in and the 
money going out in a co-op over a thirty year period.  The plan would need updating 
at least once a year. 
 
Income  
 
The major item of income in a housing co-op that owns its homes is its rents and service 
charges (and in a management co-op its management and maintenance 
allowances).  There may be other forms of income – eg. interest received, returns on 
investments, sales income, recharges, other fund raising, but rental income is always 
likely to be the main source of income. 
 
In a Registered Provider housing co-op, the Government has set the framework within 
which the co-op sets its rent levels for many years.   

 
Expenditure 
 
A co-op may have a variety of expenditure items, but the main ones are likely to be: 
 
• management costs – including the costs of staff (and costs for offices that house 

them) or service provider costs 
• maintenance costs - day to day repairs, planned maintenance costs and 

component replacements 
• services costs – the costs of providing services, which should match service charge 

income (adding in an administration cost) 
• professional and other fees – costs relating to professional and other fees such as 

audit costs, the cost of insurance, affiliation fees and other costs 
• loan repayment costs – for some co-ops.  Many co-ops who developed homes in 

the 70s, 80s and 90s will have paid off their loans or will do so in the next few years. 
 
The balance 
 
Clearly a co-op is interested to ensure that its income over the long term is more than its 
expenditure.  A co-op would need to consider what action to take if its long term 
finance plan was showing a deficit over a number of years and particularly at the end 
of the finance plan.  The CCH provides advice to co-ops about what they might do if 
they have viability problems - bespoke advice where necessary. 
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A 30 year finance plan 
 
Below is a sample finance plan for a co-op in the West Midlands.  How the finance plan is presented is important.   
It is designed to be presented to a co-op committee and the intention has been to make the plan as simple as it can be.   
 
Years 2015-16 2016-17 2017-18 2018-19 2019-20 2021-26 2026-31 2031-36 2036-41 2041-46 
Rents  197.93 197.93 197.93 197.93 197.93 1050.62 1159.96 1280.69 1413.99 1561.16 
Service charges 4.90 5.00 5.10 5.20 5.30 28.15 31.08 34.32 37.89 41.84 
Less voids/bad debts -4.90 -4.92 -4.93 -4.95 -4.97 -26.40 -29.15 -32.18 -35.53 -39.23 
Total rents & service charge 197.93 198.01 198.09 198.17 198.26 1052.37 1161.90 1282.83 1416.35 1563.76 
Other income 2.13 2.15 2.05 2.05 2.15 11.65 14.39 16.01 15.54 15.65 
Income (£000s) 200.06 200.16 200.13 200.21 200.39 1064.04 1176.44 1299.14 1432.35 1580.04 
Management costs 29.77 30.48 30.54 31.07 31.74 168.55 185.47 204.30 225.02 247.88 
Service provider/staff 24.87 25.37 25.88 26.39 26.92 142.90 157.77 174.20 192.33 212.34 
Office related costs 1.15 1.18 1.20 1.22 1.25 6.63 7.32 8.08 8.92 9.85 
Training & development 3.75 3.94 3.46 3.45 3.57 19.02 20.37 22.03 23.77 25.69 
Maintenance costs 116.89 130.13 129.22 61.42 101.76 420.40 466.95 1069.35 1238.73 841.11 
Day to day repairs 25.30 25.81 26.33 26.85 27.39 145.38 160.51 177.22 195.67 216.03 
Gas servicing 6.39 6.52 6.65 6.78 6.92 36.73 40.56 44.78 49.44 54.58 
Void works 1.99 2.03 2.07 2.11 2.16 11.45 12.64 13.95 15.40 17.01 
Planned maintenance 83.92 95.77 94.17 25.67 65.29 226.84 253.24 833.40 978.22 553.49 
Services 4.79 4.89 5.03 5.13 5.23 27.77 30.66 33.85 37.37 41.26 
Professional costs 15.05 17.14 16.99 17.54 18.06 93.73 102.21 111.37 121.59 132.84 
Repayment of loans 39.85 40.86 41.37 41.74 42.46 163.53 81.70 81.70 81.70 81.70 
Expenditure (£000s) 206.35 223.51 223.15 156.90 199.24 873.98 866.98 1500.57 1704.40 1344.79 
Balance 211.00 187.64 164.62 207.93 209.08 399.15 708.61 511.15 239.10 474.35 
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The key features of the summary are: 
 
• the figures shown are all divided by 1,000 so that committee members are not looking at long complex numbers 
• the first five years are shown individually in the first five columns (including the previous year and the current year) – 

subsequent years are shown in five year blocks 
• it amalgamates a number of income and expenditure items so that their presentation is less complicated.  There is a more 

detailed spreadsheet behind this one (shown in Appendix One). 
• the bottom line figures are important – particularly the final figure at the bottom right (£474,350).  If this figure was negative, 

the co-op would have to explore how to deal with it.   
 
The summary can be presented digitally to co-op committee/members’ meetings to enable key assumption and planned 
maintenance figures to be changed so that co-op members can see the long term financial effect of changes.  
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Key assumptions  
 
In producing this long term finance plan, the key assumptions set out below were 
made.  Preparing a long term finance plan relies on making such assumptions, 
and it should be up to the co-op’s governing body to make these assumptions. 
 
Assumptions  Rate 
Build cost inflation 4.75% 
Rent inflation 1 0.00% 
Rent inflation 2 2.00% 
General inflation 2.00% 
Voids and bad debt loss 2.00% 
Bank interest receivable 0.15% 
Loan interest payable 5.00% 
 
• build cost inflation reflects that the cost of repair work increases at a 

different rate (usually higher) than normal inflation.  This assumption needs to 
be based on local factors regarding how easy it is for the co-op to get good 
quality trade staff at reasonable rates. 
 

• rent inflation 1 reflects the Government’s current programme to reduce 
social housing rents by 1% per annum from 2016 to 2020.  The Government has 
exempted Registered Provider co-ops from this rent reduction, meaning that 
each co-op may set their rent increases in a range from -1% to Consumer 
Price Index plus 1%.  The example above shows that the co-op has decided to 
keep their rents at the same amount until 2020 (because it can meet its costs 
whilst holding rents at the same level).  Each co-op would need to make 
decisions about the right rent levels balancing the needs of their finance plan 
with their desire to keep lower rents. 

 
• rent inflation 2 is the amount by which the co-op will increase its rents after 

20/20.  The example co-op has currently set a rent increase rate at what it 
thinks might be the rate of general inflation at that time. 

 
• general inflation is the general inflation rate at the time.  General inflation is 

currently lower than the 2% identified here – but over time including a higher 
rate of inflation may be prudent.  General inflation rates affect the co-op’s 
costs (apart from repairs costs which are affected by the build cost inflation 
projected).  Those co-ops that employ staff will wish to include a different 
wage cost inflation percentage to take account of performance increments 
(as well as inflationary increases). 

 
• voids and bad debt loss reflects the percentage of the annual rent roll that is 

lost due to homes being empty between lets and money lost to members who 
end their tenancies with irrecoverable arrears. 
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• bank interest receivable reflects the amount of interest the co-op receives 

on its bank balance (currently not a lot!) 
 

• loan interest payable reflects the cost of the co-op’s loan where they are not 
based on fixed rate interest charges.  This may need to be more complicated 
where the co-op has complex loan arrangements. 

 
There may be other assumptions that co-ops need to make that relate to their 
particular circumstances.  Having the assumptions digitally available on the 
same page as the summary above and the planned maintenance lifetime and 
costs (see below) means that co-ops can change assumptions live and see the 
difference changes make.  This in turn may help co-op members to make major 
finance decisions. 
 
For example: 
 
• changing build cost inflation to 7.00% has the effect of making the sample 

co-op’s balance figures look like this: 
 

Years 2021-2026 2026-2031 2031-2036 2036-2041 2041-2046 
Balance 358.67 620.09 164.83 -524.09 -648.79 

 
• changing voids and bad debt loss to 4% has this effect: 
 

Years 2021-2026 2026-2031 2031-2036 2036-2041 2041-2046 
Balance 356.99 642.24 417.91 116.03 318.20 
 

• deciding to have all the kitchens replaced every 10 years has this effect: 
 

Years 2021-2026 2026-2031 2031-2036 2036-2041 2041-2046 
Balance 400.55 615.62 417.13 135.14 257.85 
 

The second and third of these changes in isolation could be managed by the 
co-op.  However, if all three of the above factors happened together, the results 
would be: 
 

Years 2021-2026 2026-2031 2031-2036 2036-2041 2041-2046 
Balance 320.89 436.44 -47.28 -776.93 -1136.61 

 
Clearly it wouldn’t work for the co-op to project that by 2046 it would be more 
than a million pounds in deficit, so it would have to take steps to prevent things 
happening and/or take different decisions.   
 
Putting different assumptions into the co-op’s finance plan would be part of the 
co-op’s risk management strategy.   
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An alternative scenario might be that the co-op wishes to buy and renovate or 
develop new homes.  For Registered Provider co-ops, there is an expectation 
under the Value for Money regulatory standard that co-ops should use 
innovative methods to cut their costs so that they can maximise the amount of 
money they have available to develop new homes. 
 
For example, if the sample co-op: 
 
• used group insurance arrangement that cut its insurance costs  
• reduced its management costs 
• reduced the costs of its planned maintenance programme by using joint 

procurement arrangements 
• took decisions to extend the lifetime of some its planned maintenance 

programme (ie. extending its external painting programme to 10 years; 
extending the lifetime of kitchens to 20 years; bathrooms and windows to 30 
years 

 
the results on the finance plan would be as follows: 
 

Years 2021-2026 2026-2031 2031-2036 2036-2041 2041-2046 
Balance 623.26 1017.16 1005.04 1620.32 1713.53 

   
This would enable the co-op to have resources with which it could develop new 
homes if it wished to.  The CCH is not advocating any particular decisions that 
co-ops should take, but what this demonstrates is that small changes can make 
a big difference to a co-op’s finance plan, and these are the choices that co-
ops can take. 
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Long term asset management or planned maintenance 
 
How a co-op deals with its asset management is a key part of the long term 
finance plan.  Asset management is a term that refers to what is also called 
planned maintenance – the replacement of some or all of the components of 
the co-op’s homes over a long term period.  This is a major part of the co-op’s 
long term finance plan because the co-op needs to know that it has the money 
it needs to carry out major works in the future.  This may be particularly important 
in that some big cost items, such as roofs, rewiring and driveway replacement 
may occur some 30 to 60 years after the homes were originally developed. 
 
Having a long term planned maintenance programme agreed by the co-op’s 
members also means that the co-op is able to tell its members when it is 
intended that works will be carried out.  Key parts of developing a long term 
asset management or planned maintenance plan includes: 
 
• deciding what components of the co-op’s homes need to be included 

within the plan - if a component is not included in the plan, it means that if it 
needs replacing, it will be paid for out of the co-op’s day to day repairs 
budget.  It would normally be the case that the components of the home 
that would be included in a planned maintenance programme would be 
the items that cost a lot of money.  See below for components that might be 
included in the plan. 
 

• deciding how often the co-op wishes to replace the items - there are 
industry standards for how often some components need to be replaced, 
but, in some cases, co-op members may wish to make decisions about how 
often some components are replaced based on their aspirations or their 
experience. 

 
• deciding how much it will cost to replace the components included in the 

plan - this can be based on the co-op’s existing knowledge of how much it 
costs to replace items, and/or on advice about how much components will 
cost to replace. 

 
• deciding what level of increase needs to be added each year to allow for 

inflation – costs go up each year and a planned maintenance programme 
needs to allow for this.  Usually costs for repairs and replacement of 
components goes up more than general inflation, and so a planned 
maintenance programme needs to include a specific build cost inflation 
figure. 

 
• deciding how much is needed to cover professional and project 

management fees for managing programme delivery – the co-op needs to 
factor in costs of delivering the planned maintenance programme.  The 
sample co-op includes 5% of the planned maintenance programme costs 
for fees for managing the programme. 
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With these decisions, it is possible to produce a planned maintenance 
programme (although it is important that the co-op reviews the figures that go 
into the programme periodically in order to update them).   
 
The elements included in a planned maintenance programme might include 
items such as below (the items included, the projected lifetime and costs are 
figures used by the sample co-op – each co-op would need to determine 
lifetimes and costs for themselves.  The costs shown here include VAT.): 
 
Planned maintenance Life (in years) Costs (£) notes 
Roofs/soffits/fascias 60 7,000   
Repointing/brickwork 60 3,000  
Drives 40 50 per square meter 
Guttering 50 500   
Windows 25 2,100   
External doors 30 900 per door 
Internal doors 30 500 per door 
Kitchen 10 3,800   
Bathroom 25 3,300   
Downstairs toilet 25 900   
Boiler 15 3,800   
Radiators 15 300 per radiator 
Rewire 45 2,800   
Door entry system 30 2,500 per system 
External redecoration 5 20,000 per whole co-op 
Communal area decoration 10 5,000 per area  
 
The lifetimes and costs shown in this table are specific to the West Midlands 
co-op that provided them (in 2016).  Costs will be different in each part of the 
country and they need to be regularly reviewed.  There are industry standard 
lifetimes, but co-ops may have specific reasons to extend or shorten lifetimes.  
For example, the co-op may install particular components because they will last 
longer, or the co-op may choose to replace kitchens more or less frequently 
dependent on member aspirations. 
 
What a co-op includes in its planned maintenance programme can be informed 
by having a qualified surveyor carry out a stock condition survey.  Depending on 
what a co-op asked a surveyor to do in a stock condition survey, a survey could 
include: 
 
• a report on works that need doing at the time the survey is carried out 
• the production of a long term planned maintenance programme 
 
It should be noted that a housing industry surveyor would usually survey 
archetypes of properties – ie. samples of particular types of property – and then 
they will clone costs across all the properties of the same type. 
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Housing industry surveyors will also usually include costs that larger housing 
organisations use.  Dependent on how each co-op operates, this may be more 
or less expensive than the costs a co-op uses, and might result in long term 
planned maintenance costs being set that are more or less than what the co-op 
actually needs.   
 
As a co-op develops its use of a planned maintenance programme, it can 
change costs anticipated on the basis of what it actually costs the co-op to 
replace components.
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A part of a planned maintenance programme might look this (these costs include VAT): 
 
Build cost inflation  4.75           1 1.05 1.10 1.15 1.2 1.26 1.32 1.38 1.45 1.52 1.59 1.67 1.75 1.83 1.91 2.01 

  Element Life Costs Done Next Next Next 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 

Prop 1 Roof/chimney 60 4500 1989 2049 2109 2169                                 

1989 Guttering etc 50 500 2013 2063 2113 2163     330                           

  Windows 25 2100 2011 2036 2061 2086 1393                               

  External doors 30 1800 1989 2019 2049 2079                 2069               

  Kitchen 10 3800 2014 2024 2034 2044       2942                   5508     

  Bathroom 25 3300 2014 2039 2064 2089       2972                         

  Boiler 15 3800 1988 2003 2018 2033               4170                 

  Rewire 45 2800 1989 2034 2079 2124                                 

  Cyclical 5 550 2013 2008 2013 2018     210         603         761       

Prop 2 Roof/chimney 60 4500 1990 2050 2110 2170                                 

1990 Guttering etc 50 500 2013 2063 2113 2163     522                           

  Windows 25 2100 2012 2037 2062 2087   3672                             

  External doors 30 1800 1990 2020 2050 2080                   2167             

  Kitchen 10 3800 2003 2013 2023 2033     3149                   5258       

  Bathroom 25 3300 2015 2040 2065 2090         2709                       

  Boiler 15 3800 1988 2003 2018 2033               4170                 

  Rewire 45 2800 1990 2035 2080 2125                                 

  Cyclical 5 550 2013 2008 2013 2018     300         603         761       

 
This schedule shows planned maintenance costs for two houses (developed in 1989 and 1990).  It shows actual planned maintenance costs spent 
(between 2011 and 2015) and projected costs in the future (between 2016 and 2026).  A planned maintenance spreadsheet would actually include 
costs before and after these dates (at least 30 years into the future) but there isn’t space to show this here.  The current year (2016) is highlighted – 
but no works are due on these particular properties in this year.  Including actual costs enables the co-op to compare what it is projecting to spend 
against actuals.   
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The top row in the table shows build cost inflation (shown as 4.75% per annum here).  This means that the amount projected to be spent on components is inflated 
each year by this amount.  In fact, co-ops should review their component costs regularly and update the planned maintenance spreadsheet (perhaps every two 
years). An equivalent part of a planned maintenance programme for a house divided into four flats (developed in 1991) might look like this (these costs include VAT): 
 
Build cost inflation  0.05           1 1.05 1.1 1.15 1.2 1.25 1.30 1.35 1.4 1.45 1.5 1.55 1.6 1.65 1.7 1.75 

1991 Element Life Costs Done Next Next Next 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 

Flat 1 Kitchen 15 3800 2008 2023 2038 2053                         5258       

 
Bathroom 25 3300 2016 2041 2066 2091 

     
2792 

          

 
Boiler 15 3800 2011 2026 2041 2056 576 

              
6044 

 
Rewire 45 2500 1991 2036 2081 2126 

                

 
Windows 25 2100 2013 2038 2063 2088 

  
1960 

             
Flat 2 Kitchen 15 3800 2008 2023 2038 2053                         5258       

 
Bathroom 25 3300 2016 2041 2066 2091 

     
2792 

          

 
Boiler 15 3800 2017 2032 2047 2062 

      
3981 

         

 
Rewire 45 2500 1991 2036 2081 2126 

                

 
Windows 25 2100 2013 2038 2063 2088 

  
1690 

             
Flat 3 Kitchen 15 3800 2008 2023 2038 2053                         5258       

 
Bathroom 25 3300 2016 2041 2066 2091 

     
2792 

          

 
Boiler 15 3800 2017 2032 2047 2062 

      
3981 

         

 
Rewire 45 2500 1991 2036 2081 2126 

                

 
Windows 25 2100 2013 2038 2063 2088 

  
1960 

             
Flat 4 Kitchen 15 3800 2008 2023 2038 2053                         5258       

 
Bathroom 25 3300 1991 2016 2041 2066 

     
2792 

          

 
Boiler 15 3800 2016 2031 2046 2061 

     
2028 

          

 
Rewire 45 2500 1991 2036 2081 2126 

                

 
Windows 25 2100 2013 2038 2063 2088 

  
1690 

             
House Roof/chimney 60 7000 1991 2051 2111 2171                                 

 
Guttering etc 50 700 2013 2063 2113 2163 

  
1200 

             

 
Drive 40 10000 1991 2031 2071 2111 

                

 
External doors 30 1800 1991 2021 2051 2081 

          
2270 

     

 
Internal decs 20 1000 2011 2031 2051 2071 3060 

               

 
Door entry 30 2500 1991 2021 2051 2081 

          
3153 

     

 
Rewire 30 2500 1991 2021 2051 2081 

          
3153 

     

 
Cyclical 5  1000  2013 2008 2013 2018 

  
1770 

    
1097 

    
1384 
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This example shows that in the current year (2016) the co-op has successfully replaced bathrooms in the four flats at a lower cost than anticipated in 
the planned maintenance programme. This might mean that the co-op will adjust its programme to allow less for bathrooms in the future, but it 
would need to compare these costs with costs for other bathrooms it replaces.   
 
It also shows that the co-op has replaced the boiler in Flat 4 a year earlier than it projected to do so and at a lower cost than anticipated.  Of course 
issues arise which mean that some works have to be done earlier than projected, and in other cases, the co-op may have reasons to reschedule 
some works, either earlier or later than they have been anticipated to be carried out.   A planned maintenance programme is important in terms of 
ensuring that the co-op has the money it needs in the future to replace components rather than a rigid framework for when works will be done. 
 
The co-op will keep a planned maintenance schedule for each of the homes that it owns.  This will then feed into a summary of the full planned 
maintenance programme such as the one below.  Again the programme will extend before and after the dates shown here (at least 30 years into 
the future).  The totals in the bottom row are the figures that need to be included into the co-op’s thirty year finance plan. 

 
Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 
Flats A 7704  1164  1756 4430  28968 3448     4349  2545 
Flats B 6870 2200 14406  1657  7961 27212 3793    4151    
Flats C 2009 5667   9413    3793 25283  4360   3037  
Houses A 5173 21265 7235 16441 9682 10162 7961 17885 9138 7886  20080 17574 17322 18752  
Houses B 3752 5274 28304 2961 47462 12205 47424 12330 4274 29012  9616  5201 14802 16579 
Flats D 3636  10270   14858 7961 1097   8576  22418   6044 
Flats E   15370 2886 5424 16180 7961 1097   8576  24217    
Flats F 1046  18005  2781 21215 11942 1097   8576  19650 4784  6044 
Totals (£000s) 30.19 34.31 94.76 22.29 77.53 78.03 89.22 82.83 21.82 56.56 20.40 28.12 63.60 23.45 29.15 25.78 
Project management 
(5%) 1.51 1.72 4.74 1.11 3.88 3.90 4.46 4.14 1.09 2.83 1.02 1.41 3.18 1.17 1.46 1.29 

Total (£000s) 31.70 36.02 99.49 23.40 81.41 81.93 93.69 86.97 22.92 59.39 21.42 29.52 66.78 24.62 30.61 27.07 
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Appendix One – detailed long term finance plan spreadsheet 
 
Below are segments of the sample co-op’s finance plan (running over the next three pages) that would be used by the people 
managing the spreadsheet (that relates to the summary finance plan on page 8.  The figures are all multiplied by £1,000.  The co-
op’s spreadsheet extends before and after the current year (but can’t be fit into this guidance), with actual expenditure entered 
into the plan on annual basis and the projected income and expenditure adjusted annually to reflect ongoing performance.  
Some costs in a co-op fluctuate significantly over time.  Keeping track of previous year’s costs means that a co-op can average 
its future projections on the basis of expenditure in previous years. 
 
Income (£000s) 

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Item 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 

Rents 176.30 183.35 190.69 188.78 197.93 197.93 197.93 195.95 193.99 192.05 195.89 199.81 203.80 207.88 212.04 216.28 

Service charges 
  

6.12 6.15 6.15 6.15 6.15 6.15 6.15 6.15 6.28 6.40 6.53 6.66 6.79 6.93 

Voids & bad debts -0.96 -1.20 -2.45 -2.01 -1.99 -2.04 -2.04 -2.02 -2.00 -1.98 -2.02 -2.06 -2.10 -2.15 -2.19 -2.23 

Council tax    -0.54 -1.19 -0.84 -0.86 -0.87 -0.89 -0.91 -0.93 -0.95 -0.96 -.098 -1.00 -1.02 

 
0.54% 0.66% 1.24% 1.31% 1.56% 1.41% 1.42% 1.43% 1.45% 1.46% 1.46% 1.46% 1.46% 1.46% 1.46% 1.46% 

Total rental income 182.48 189.16 194.75 203.31 200.90 201.20 201.18 199.20 197.25 195.31 199.21 203.20 207.26 211.41 215.64 219.95 

Interest 0.26 0.39 0.39 0.35 0.30 0.33 0.32 0.29 0.26 0.32 0.32 0.38 0.42 0.39 0.49 0.58 

Investment return 
  

0.15 0.15 0.18 0.18 0.18 0.18 0.18 0.18 0.18 0.18 0.18 0.18 0.18 0.18 

FIT payments 
   

1.40 1.59 1.62 1.65 1.69 1.72 1.75 1.79 1.82 1.86 1.90 1.94 1.97 

Corporation tax -0.04 -0.05 -0.08 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 -0.11 

Total income  182.69 189.50 195.21 205.10 202.97 203.32 203.33 201.25 199.29 197.45 201.39 205.47 209.62 213.76 218.13 222.57 

 
• this co-op has held its rents at the same level for two years, and then it is anticipating a 1% rent reduction for the subsequent 

three years in accordance with Government policy.  After that, an inflationary increase is projected. 
• service charges, which are meant to reflect the costs of providing services have been and are being held at the same level 

over several years.  This is a decision that the co-op has taken. 
• the co-op has had generally low losses due to voids and bad debts, and projects them into the future based on an average 

of past losses. 
• the co-op receives a small amount of interest on its bank balance, together with a small return on an investment and feed in 

tariff payments.  In a fully mutual co-op, this income is subject to Corporation Tax which is deducted. 
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Mortgages (£000s) 

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 

Item 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 

Mortgage rehabs 3.17 3.17 3.17 3.17 3.17 3.17 3.17 2.61 1.86 1.40 
      

Mortgage houses 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 16.34 

Mortgage flats 17.02 17.26 17.41 18.56 19.37 20.34 21.35 22.42 23.54 24.72 25.96 27.25 28.62 
   

Total mortgage 36.53 36.77 36.92 38.07 38.88 39.85 40.86 41.37 41.74 42.46 42.30 43.59 44.96 16.34 16.34 16.34 

 
• the co-op has three mortgages, all of them originally provided by the Housing Corporation.   
• the first set of mortgages – from the days of high grant rates – are due to be paid off within the next few years 
• the second mortgage was on a fixed high rate of interest (from when interest rates were high) and extends a long time 
• the third mortgage was a low start mortgage on a flexible rate of interest and is due to be paid off in under 10 years. 
 
Management costs (£000s) 

Service provider 21.99 23.31 25.03 22.57 21.19 23.29 23.75 24.23 24.71 25.21 25.71 26.23 26.75 27.29 27.83 28.39 

Further services 
    

2.39 1.58 1.61 1.65 1.68 1.71 1.75 1.78 1.82 1.85 1.89 1.93 

Office related costs 0.54 0.85 0.68 0.85 1.01 0.89 0.91 0.93 0.95 0.97 0.99 1.01 1.03 1.05 1.07 1.09 

Phone    0.96 0.26 0.26 0.27 0.27 0.28 0.28 0.29 0.29 0.30 0.31 0.31 0.32 

Training/conference 0.72 1.17 1.54 2.35 1.93 1.78 1.80 1.84 1.87 1.91 1.95 1.99 2.03 2.07 2.11 2.15 

Social costs 0.58 0.84 1.35 0.67 0.97 1.54 1.70 1.18 1.12 1.19 1.24 1.23 1.30 1.34 1.31 1.26 

Member expenses 0.26 0.31 0.32 0.40 0.41 0.43 0.44 0.45 0.46 0.47 0.47 0.48 0.49 0.50 0.51 0.52 

 
• different co-ops have different management costs.  This co-op buys services from a service provider and has a number of 

volunteers who carry out services (resulting in some office type costs and the cost of a mobile phone).  Other co-ops employ 
staff directly and costs for this would be reflected here (as well as substantially higher office and related costs). 

 
Repairs and maintenance costs 

Day to day repairs 23.60 28.93 34.13 26.59 29.14 25.30 25.81 26.33 26.85 27.39 27.94 28.50 29.07 29.65 30.24 30.84 

Gas servicing 7.25 7.83 6.36 8.90 4.27 6.39 6.52 6.65 6.78 6.92 7.06 7.20 7.34 7.49 7.64 7.79 

Void works 6.27 7.45 8.34 8.73 4.12 1.99 2.03 2.07 2.11 2.16 2.20 2.24 2.29 2.33 2.38 2.43 

Planned 29.70 38.94 60.36 64.05 63.04 83.92 95.77 94.17 25.67 65.29 27.01 35.76 92.41 33.24 38.42 32.77 
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Services 

Gardening 2.04 3.97 3.92 3.06 4.27 3.39 3.45 3.52 3.59 3.66 3.74 3.81 3.89 3.97 4.05 4.13 

Lighting 0.47 0.46 0.70 0.80 0.45 0.81 0.83 0.85 0.86 0.88 0.90 0.92 0.93 0.95 0.97 0.99 

Cleaning 
 

0.78 0.50 0.47 0.68 0.60 0.61 0.66 0.67 0.69 0.70 0.71 0.73 0.74 0.76 0.77 

Professional costs 

Insurance 7.44 7.67 8.04 8.26 8.56 9.33 9.52 9.71 9.90 10.10 10.30 10.51 10.72 10.93 11.15 11.37 

Legal costs 1.20 2.25 5.90 5.27 1.68 1.33 3.16 2.73 3.00 3.23 3.35 3.03 2.74 2.88 3.08 3.07 

Bank charges 0.19 0.19 0.18 0.19 0.19 0.19 0.19 0.19 0.19 0.19 0.19 0.19 0.19 0.19 0.19 0.19 

Audit 3.23 3.46 3.88 3.48 3.58 3.58 3.65 3.73 3.80 3.88 3.95 4.03 4.11 4.20 4.28 4.37 

Affiliation fees 0.43 0.68 0.44 0.77 0.88 0.61 0.62 0.63 0.65 0.66 0.67 0.69 0.70 0.71 0.73 0.74 

Total expenditure 158.92 169.27 198.26 224.69 187.49 207.07 223.51 223.15 156.90 199.24 162.71 174.19 233.79 148.02 155.26 151.47 

157.18 177.90 198.12 195.07 201.81 217.29 213.54 193.37 171.47 213.86 212.08 250.76 282.04 257.87 323.60 386.47 457.58 

 
• planned maintenance expenditure is discussed below and is an important item in a co-op’s finance plan 
• services costs, together with a sum for administration are meant to be reflect in service charges to each property 
 
The bottom line is the co-op’s bottom line - the actual and projected balance (ie. the amount of income minus the amount of 
expenditure).  If this figure becomes negative, the co-op has a problem it needs to deal with!  The co-op needs to be interested 
in the bottom line over a 30 year period – so currently until 2046.  The sample co-op has some significant planned maintenance 
costs projected between 2031 and 2041, meaning that its balances fall by 2041 to rise again by 2046.   
 
This cannot be seen from the partial figures provided above, and the presentation above would not be understandable for all 
the co-op’s committee.  For these reasons, the information is presented to the co-op’s committee in the more simplified summary 
and more extended time period shown on page 8. 

 




