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1. Introduction

Homes for Life Housing Partnership Limited (HfL) was created in July 1998 under the Scottish
Government’s New Housing Partnerships initiative. Under the initiative, the company
secured revenue support funding and capital funding for development projects in the form of
grants from East Lothian Council. Up until 2006, 277 of the 500 target properties were built
using these funds.

Between 1999 and 2004 a further 27 properties were acquired through “trickle transfer” from
East Lothian Council; an additional property purchased in 2022, and one property disposed of
in 2025. In 2005 HfL supplied 12 Shared Equity houses as part of a low-cost home ownership
incentive scheme. HfL re-acquired one of these properties in 2022 and is the factor for the
remaining 11.

In 2025, HfL’s subsidiary HfL Plus was created to provide and deliver Mid-Market Rent homes
in the South East of Scotland. Currently HfL Plus manages 16 HfL MMR properties, refurbished
during 2025 for re-let as MMR homes.

1.1 Background Information
The interim plan articulates the strategic direction and ambition of the Board as the governing

body of the organisation during 2026-27 as we move toward creation of a 5-year Strategic
Business Plan in 2027/28.

It provides a framework for action which communicates to tenants, staff and key stakeholders
what the organisation aims to achieve over the period of the Plan. It also provides an
overview of where we want to get to and how we will get there via our Delivery Plans.

We have prepared this Plan cognisant of the current SHR Regulatory Framework and relevant
statutory guidance.

1.2 The Business Planning Process
This Business Plan sets out our strategic ambitions and objectives for 2026-27
and financial position with updated 30-year financial projections.

2.  Our Values
Our values define how we will operate.

e Compassion

e Collaboration

e Trust, encompassing integrity and openness

e Professionalism, encompassing, respect, knowledge, and learning
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3. Who We Are

Homes for Life (HfL) is registered Company Limited by Guarantee (5C199299) and a Scottish
Registered Charity (5C028542). We are a Registered Social Landlord (RSL) with the Scottish
Housing Regulator (HAC311) and a registered Property factor (PF000219). Homes for Life is a
registered Letting Agent with LARN2512009. HfL Plus is also registered to enable the future
delivery of MMR Services to other housing providers Registration LARN2508012.

3.1 Our Board

We are controlled and led by a voluntary and unpaid Board of Directors. This governing body
is made up of interested individuals. Our Board make the key decisions about the
organisation and provide challenge and oversight over our staff team to ensure that all
decisions and activity are in the best interests of our tenants.

We currently have 9 full members.

Table 1: Board Members

Name Position Date of original Appointment
Jamila Greig November 2008
Graeme MacGregor November 2010
Rob Hughes August 2023
Debby Gillett Vice Chair August 2023
Alistair Kettles October 2023
David Leishman Chair December 2023
Jav Yaqub August 2025
Shamsu Rahman August 2024
Scott Robertson September 2024
David Oglivie May 2026

The position of Secretary is held by the Chief Executive Officer

3.2 Our Staff

The staff structure has recently been updated to reflect the strategic direction of the
organisation. We currently employ a team of 11 staff providing housing, maintenance and
back-office support services. In addition to our staff team, we engage a third parties to
deliver payroll, IT Support, Legal and GDPR services.
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Governance and Staff Structure

ORGANISATIONAL STRUCTURE 2026

Homes for Life Board

Homes for Life Plus
Board

Audit and

Compliance
Committee

[ Chief Executive Officer (CEO) |

Finance Manager (FM)
0.68 FTE

Business Support Officer (BSO)
0.68 FTE

—1 Maintenance & Asset Manager (MAM)

Housing Manager (HM)

Maintenance Officer (MO)

Community Housing Officer (CHO)

Maintenance Admin Assistant
(MAA)

Tenancy Sustainment Officer (TSO)
0.5 FTE

Assistant Finance Officer (AFO)
0.68FTE

3.3 Our Asset Management

Stock Condition and Asset Intelligence

Housing Admin Assistant (HAA)

Homes for Life recognises the importance of maintaining accurate and robust stock condition
information to support long-term investment planning, regulatory compliance and future

asset management decision making.

The organisation’s current investment planning assumptions and 30-year financial projections

are informed by the existing long-term investment plan and previous stock condition
information, including a physical stock condition survey undertaken in 2021, where
approximately 90% of properties were surveyed across all archetypes. Independent surveys
of communal areas and closes have also been completed and incorporated into planned

maintenance planning.
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As part of the wider asset management improvement programme, Homes for Life is now
commissioning an updated stock condition survey to provide refreshed and validated asset
intelligence across the housing portfolio. This work will support the ongoing development of:

e Arevised 30-year investment plan

e Lifecycle and component replacement modelling

e Asset performance assessment

e Future decarbonisation planning

e Compliance assurance and investment prioritisation

The updated survey information will improve understanding of future investment liabilities,
component condition, property performance and long-term sustainability requirements,
while supporting evidence-based business planning and financial forecasting.

Future investment planning will continue to consider compliance with the Scottish Housing
Quality Standard (SHQS), including the Energy Efficiency Standard for Social Housing (EESSH),
alongside emerging Social Housing Net Zero Standard (SHNZS) requirements and wider
health, safety and fire compliance obligations as minimum standards. In addition to
regulatory compliance, the organisation’s wider ambition is to ensure that investment activity
supports the delivery of homes that are healthy, affordable to live in, energy efficient and
aspirational for tenants over the long term.

Planned Maintenance and Component Replacement

The organisation’s planned maintenance and component replacement programmes are
currently informed by the existing long-term investment plan and associated 30-year financial
projections.

Current assumptions identify a requirement for approximately £2.292m of investment over
the next five years relating to planned maintenance and component replacement activity,
excluding reactive and cyclical repairs.

During this Business Plan period, Homes for Life will review these assumptions through the
development of updated asset management, investment and decarbonisation strategies
informed by refreshed stock condition information and long-term financial modelling. This
work is intended to establish a revised strategic investment pathway to inform future
investment priorities and the next phase of business planning.

As part of this process, future investment planning will increasingly align planned works with
long-term asset performance, sustainability and decarbonisation objectives. This includes
consideration of enhanced component specifications, lifecycle performance, future
maintenance liabilities and opportunities to improve the energy efficiency and overall quality
of homes.
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Planned investment priorities currently include kitchens, bathrooms, windows, doors,
insulation and wider external maintenance works, alongside future consideration of low-
carbon and fabric improvement measures where appropriate.

The maintenance expenditure plan for the next five years is summarised in this document and
reflects the current assumptions incorporated within the organisation’s existing long-term
financial planning model.

3.4 Our Partners

Tenants

We recognise and value the support of our tenants. We regularly seek feedback on our
services and review tenant satisfaction levels. In 2022 we established a Tenants Scrutiny
Panel to help us review and shape future HfL tenant services. Currently we have 6 Tenant
Panel members. Along with reviewing operational policies each year the panel carries out a
scrutiny review of an area of service in line with our annual internal audit plan.

We promote Tenant membership of HfL. Currently membership stands at 129, of which 114
are HfL Tenants.

Local and Scottish Government

We rely on an extensive network of key partners to deliver affordable homes. These
partnerships ensure funding, regulatory compliance, tenant representation, and the day-to-
day maintenance our homes.

o Scottish Housing Regulator (SHR)
Our Board of Directors and Chief Executive Officer are fully convinced of the important

role that the SHR plays in protecting the interests of tenants by setting regulatory
standards for all RSL’s to meet in terms of governance and financial management.

We are currently rated as “compliant” with the Regulator and our Annual Assurance
Statement, last submitted in October 2025 confirms this. Financially HfL are in a strong
position with robust Treasury Management Strategy and Governance.

¢ Scottish Government: Provide vital funding streams, such as the Affordable Housing
Supply Programme, and dictate national housing legislation and affordable housing
targets

e Local Authorities: on strategic housing investment and nomination arrangements for
the allocations of homes to Statutory Homeless Households.
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Sector Support Partners

Scottish Federation of Housing Associations (SFHA): The primary membership body

representing housing associations and co-operatives in Scotland, offering policy

support and sector best practice.

Tenant’s Information Service — who provide advice and support to our Tenants Panel

Partner RSL’s, including ELHA for THESE Homes

Lenders
As of 1 April 2026, HfL does not have any loan funding. As part of commitment to deliver the
Strategic Objectives set out in this plan and support delivery of our forthcoming 5-year

Strategic Plan we are engaging brokers to secure a 25-year loan facility.

4. Analysis of our Operating Environment

4.1 Political, Economic, Social and Technical (PEST) Analysis

Key external considerations that could impact on our organisation.

Political Factors:

SHR Regulatory Framework

GDPR

FOISA

Procurement regulations

SHQS and Social Housing Net Zero Standard (SHNZS)
Fire safety changes

Government targets — 110,00 new houses by 2032

In terms of our physical assets, like all RSLs in Scotland, we welcomed the commitment of

Scottish Government to secure the delivery of 50,000 new homes by 2020, which was

achieved and the new target of reaching 100,000 by 2032. Our local authority partner, East

Lothian Council (ELC) have their own housing strategies and strategic housing investment plan

to contribute to this. RSLs across the area are being expected to step up to the mark and play

their part to support delivery. With this and in considering our local environment,

opportunities have presented for HfL to become involved in new provision through the

programme led by ELC as the development lead for the Council.

Economic Challenges:

Rent affordability

Unemployment rates

Inequality and poverty

House price inflation impact on demand for social housing
Access to mortgages and pressure on renting

Climate change

Rising energy prices/fuel poverty
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requirement for significant investment in RSL’s existing stock to deliver quality, building
safety, and decarbonisation commitments.

To maintain financial resilience, we will continually review our strategic priorities to respond
to changing economic conditions; robustly plan and; stress test the assumptions that
underpin our Business Plan

We will carefully consider development opportunities and how best to prioritise and
maximise the return on investment.

Social Factors:
e Demographic change
e Growth in the old and very old population
e Need for greater partnership working to cut costs
e Local RSL competition
e Demand for social and affordable housing
e Development opportunities
e Availability of land to build

Technological Environment:
e Digital by default
e Digital exclusion
e Hybrid working
e |ICT requirements for online services
e Innovations in energy efficiency
e Improved performance management systems
e Increased use of mobile technology and social media

4.2 Strengths, Weaknesses, Opportunities and Threats (SWOT) Analysis
Our internal strengths and weaknesses and our key external opportunities and threats were
reviewed and agreed by our Board at our business planning session in November 2025.

Strengths
Our strengths as an organisation were summarised as our:
e Compact size enables agility
e Local knowledge enables delivery of tailored services
e Financial viability and nil loan balance
e Build age and condition of stock
e Demand for homes
e Commitment to change and improve
e New Chief Executive Officer
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New staff structure and dedicated staff team

Steady rental income provides a resilient foundation for long-term borrowing.
Understanding of affordable housing demand and local housing markets allowing us
to scope future provision and tailor services effectively

High level of staff and board member commitment to HfL’s values and goals
Dedicated Board Members

Weaknesses

Our weaknesses as an organisation were summarised as our:

Size — reduces scope for economies of scale

Size — Asset Management Contract Procurement

Board of Directors numbers and ability to attract new members
Small team but high management costs

Small staff team - ability to provide cover

Repairs satisfaction levels

Significant costs are required to meet modern energy efficiency and decarbonisation
standards.

Legacy IT & Data Systems - can impact on business efficiency, data integrity and
performance monitoring

Whilst our size is a strength, it is also a weakness. We are unable to gain the economies of

scale that larger organisations have access to, and our management costs are relatively high.

In the last 3 years HfL has carried out structural and organisational changes, bringing

outsourced services in-house and moving to a defined pension contribution scheme for

employees to reduce operational overheads and increase the financial capacity for

expenditure on property investment and new supply.

Opportunities

The following opportunities were identified:

Size — our unique selling point

Partnership working

New/additional services

Development opportunities

Government Partnerships - potential to access public grants and collaborate with
local authorities to build new homes.

Sustainable Retrofitting - leveraging green funding or technological innovations to
upgrade housing and lower utility costs.

Diversification -exploring new housing models (e.g., mid-market rent)
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Threats
The following threats were identified:
e Oursize
e Board capacity
e Staff capacity
e Growing regulatory/compliance requirements
e Business resilience/continuity
e Inflation rate rises
e Rents becoming unaffordable
e Availability of GVMT funding

e Economic Pressures - elevated inflation, interest rate volatility, and rising
operational costs (like National Insurance) impact budgets.
e Welfare Reform - changes to the benefits system or cost-of-living crises that

impact tenants' ability to pay rent.

4.3 Risk Analysis

Our Risk Management Strategy ensures a consistent approach towards risk across the
organisation. Our Strategy details the processes for recognising, analyzing, and dealing with
risks as well as assuring the effectiveness of the identified processes.

Our approach to risk management is designed to enable us to minimize the frequency and
effect of adverse incidents arising from risks and to identify improvements in procedures and
service delivery to ensure the efficient and effective use of funds.

Risk consideration and management is an integral part of our strategic planning and
decision-making processes. For new initiatives and projects, risk analysis is used to inform
our decision-making process.

5. Strategy Planning

5.1 Strategic Analysis
This Business Plan aims to ensure the seamless programme of change and improvement is
implemented effectively.

5.2 Strategic Mapping

Our SWOT analysis allowed us to clearly map the key threats, opportunities, weaknesses and
strengths. These reflect the opportunities and threats in the evolving external environment
in which we operate and the current internal strengths, weaknesses of the organisation.
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Strengths, Weaknesses, Opportunities and Threats

Strengths Threats

1. Size 1. Growing regulatory/ compliance requirements
2. Financial viability 2. Welfare reform

3. Stock condition 3. Inflation rate

4. Demand & stock location 4. Rents become unaffordable/uncompetitive

5. Size (local knowledge, should be nimble) 5. Further legislative/ regulatory changes

6. Commitment to change 6. Lack of funding

7. Dedicated Board of Directors

8. Debt free

9. Small dedicated staff team

10. New staff structure
11. Business resilience/continuity

Weaknesses

Opportunities

1. Size

2. Staff — small team/ high management costs
3. Size (cover)

4. Repair satisfaction levels

1. Size - unique selling point
2. Partnership working

3. New/additional services

4. Development opportunities
5. Service improvements
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5.3

Our Strategic Objectives

There are 4 strategic objectives for the life of this Plan.

Objective 1: Invest in our Services

v

AN NI NN

(\

Increase overall tenant satisfaction to above 90%

Improve repairs performance above the Scottish average for all indicators
Increase first point of contact resolution

Introduce a Tenant portal which reduces first point of access phone contact
Continue to reduce homelessness through strengthened tenancy support and
improved tenancy sustainment, reduced evictions, and abandonments
Increase delivery of and access to support services for vulnerable Tenants

Objective 2: Invest in our Homes

v

AN NI NN

Devise a plan to meet the Net Zero standard by 2032 to improve affordable warmth
and reduce fuel poverty

Increase Tenant Satisfaction with responsive repairs

Improve the external maintenance of homes and communal spaces

Improve our empty homes performance to above the Scottish average

Increase our Stock Housing Valuation

Increase tenants' satisfaction with the management of our neighborhoods

Objective 3: Invest in our People

<

AN NN

Continue to take pride in and promote Homes for Life
Increase collaborative and partnership working
Reduce employee turnover

Have no hard to fill posts

Promote employee learning and development
Promote board member learning and development

Objective 4: Invest in our Future

<

AN NI NN

Ensure our rents remain affordable

Increase the rental income to enable continued property investment

Attract grant and other funding opportunities

Increase automation of processes

Increase the use of new energy sources and heating and construction technologies
Consider opportunities and options to increase the supply of MMR homes
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5.4 Business Plan Assumptions

Set-Up 1 - Economic & Funding Assumptions

Enter % rate of P! for each year category:

Enter the no of days ofs for each category:

New Funding Required over the Planning Cycle

Enter the maximum borrowing level permitted:

Enter SONIA Rates NB These will be used as the bass for Variable faciliies
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6.0 Financial Analysis

30 Year Plan

The following financial reports are included:

e Statement of Comprehensive Income years 1 to 30
e Statement of Financial Position years 1 to 30
e 30 Year assumptions
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Summary Statement of Comprehensive Income Years 1 to 30
SUMMARY - Year 1 - 5.8% Rent Increase

R4a - Income Statement (Housing) - at Nominal Values

2026/27 2027/28

2028/29

2029/30

2030/31

£1,739 £1,823 £1,911 £1,968 £2,027 £€10,840 £12,118 £13,542 £15,135 £16,917
£21 £21 £21 £22 £22 £118 £131 £144 £159 £176
£8 £8 £8 £8 £8 £44 £49 £54 £60 £66
£17 €18 £19 -£20 €20 -£108 £121 €135 -£151 -£169
£0 £0 £0 £0 £0 £0 £0 £0 £0 £0
£1,749 £1,833 £1,921 £1,978 £2,038 £10,895 £12,175 £13,605 £15,203 £16,989
e29 €29 €30 €31 £31 c168 £188 €210 €235 £263
£90 €92 £9s €97 £99 £531 £594 £664 £742 £829
£256 £256 £256 £256 £256 £1,281 £1.281 £1,281 £1.281 £1,281
£375 £378 £381 £384 £387 £1,981 £2,063 £2,155 £2,258 £2,373
£2,124 £2,211 £2,302 £2,362 £2,425 £12,876 £14,238 £15,760 £17,461 £19,362
£924 £948 £973 €997 £884 £4,729 £5.286 £5,908 £6,603 £7.380
£560 €575 £591 £605 2621 £3,319 £3,709 £4.146 £4 634 £5,179
67 €68 €70 €72 £73 €303 €439 €491 €548 £613
£93 £52 £53 £32 £34 £182 £204 £227 £254 £284
£4 £0 £0 £0 £0 £0 £0 £0 £0 £0
£1,647 £1,643 £1,687 £1,706 £1,612 £8,623 £9,638 £10,772 £12,039 £13,456
£480 £503 £520 £517 £510 £2,861 £3.600 £3,600 £4,600 £5,600
€24 €19 €16 €16 €13 €14 €21 €32 €107 €209
£21 £83 £78 £122 £289 £1,377 £979 £1,356 £929 £515

Summary Statement of Financial Position years 1 to 30
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Show Balance Sheet
Show Balance Sheet

2026027

2027128

2028129

202930

203031

2031/32

2040041

204546

2050/51

| Trend Lines |
£0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0
£0 ey £779 £747 £718 682 £552 £734 428 a1 el / i
£0 £224 £779 £747 £714 £682 £734 £423 £122 o T
£6022 £6,106 £6,184 £6,306 £6,595 £6,843 £7.973 £8,951 £10,307 £11235 £11,752| o
£7.284 £7,284 £7,284 £7,284 £7284 £7.284 £7,284 £7,284 £7,284 £7.284 7,284
g0 £0 £0 =] g0 g0 £0 20 =] g0 £0
0 £0 £0 =] 0 0 £0 20 =] 0 £0
£13306 £13.390 £13.463 £13,550 £13579 £14127 £15.257 £16.235 £17,591 £18520 £19.056] ==
£0 £0 £0 &0 £0 €0 £0 £0 &0 £0 £0
&0 £0 £0 &0 &0 g0 £0 £0 &0 &0 £04
£0 £0 £0 £0 £0 £0 £0 £0 £0 £0 £0
£13305 £13.390 £13.063 £13,550 £13.579 £14127 £15257 £16235 £17,591 £13520 £19.036] |
£13306 £1218 £1a.248 £14237 £14504 £14.809 £15.900 £16969 £18,019 £n683 ewoad T |
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Financial Planning Assumptions

A

Assumption 2026/27 | 2027/28 | 2028/29 | 2029/30 | 2030/31 | 2031/32 | 2032/56
Inflation 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Voids 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0%
Bad Debts 1.0% 2.0% 2.5% 2.5% 2.5% 2.5% 2.5%
Rent increase* 5.8% 2.0% 2.0% 1.0% 1.0% 0.25% 0.25%
Real increase - 0.5% 0.5% 0.5% 0.5% 0.5% 0.25% 0.25%
repairs

Real increase — 0.5% 0.5% 05% 0.5% 0.5% 0.25% 0.25%
management costs

Base Rate 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0%
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