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Introduction to Hyde 
 

• Primarily a group of “not-for-profit” 
organisations. 

• Provide and manage good quality and secure 
accommodation at prices people can afford to 
buy or rent. 

• Own/manage > 50,000 homes, housing > 
100,000 residents. 

• Generate surpluses from our core rental 
business, active asset management and by 
building homes for sale. 

• Use our surpluses to provide more affordable 
homes. 
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A leading UK provider of affordable housing in 
London, the south-east of England, and 
neighbouring areas 
 



Geography and life stages 
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Our mission  
To provide people with a roof over their head  
so that they can make a home 
 
• Build and maintain the financially accessible homes that 

London and the South East need 
• Provide simple, easy to use landlord services for all our 

customers 
• Proudly generate profit to reinvest in tackling the housing 

crisis (no money; no mission)  
• Work together with passionate individuals and organisations 

who share our vision 
• Inspire each other across the organisation with our successes 
• Defeat financial constraints with creative thinking and 

imagination 
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2017/18 financial 
results 



Achieving more by de-risking Hyde  
Continued strong performance and surpluses at Hyde 
Hyde is first and foremost a long term social landlord. Resident services, price per property, operating 
margins, fire safety, income charging/collection and a 2030 ‘lifecycle’ strategy are all recent focuses 
Hyde has committed to build more homes and 1,500 p.a. remains our target. In the last two years 
further risk mitigation has moved in step with this ambition 
• Generational financial restructuring that has provided an incredibly solid yet simpler position with 

substantial long term firepower, liquidity and covenant flexibility meeting the worst of stresses 
• By September, our unsecured collateral could repay 66% of nominal drawn debt with 16% loss of 

gross rent 
• Development through an almost exclusively phased programme, in JV’s with strong counterparties 

on reduced risk schemes (e.g. Brighton) increasingly in a SPV format with GLA/Homes England 
backing 

• Recognition that aims can be achieved not just through debt and surpluses. Also utilising other 
capital that adds no additional strain to our own balance sheet. 
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We continued to generate a significant 
surplus 

• Turnover up 8% year on year due principally 
to an increase in shared ownership and 
outright sales income. 

• Income from rents remaining steady despite 
universal credit rollout. 

• Costs incorporate efficiency savings to fund 
current 1% rent reduction programme. 

• Core underlying surplus (excluding fire 
costs) increased by 4.3%. 

• Overall surplus of £28m after absorbing 
£89m one off financial break costs as a 
result of the financial restructuring. 

• Part of asset disposal income used to fully 
pre fund £50m prudent fire safety costs 
budget. 

 
 



With an improving operating surplus  
and margin 



Creating an increased asset base and 
reserves      
 
 
 

Housing properties at cost increased by 2%, Net assets and reserves increased by 12%. 
 

Steady increase in 
fixed assets as well 
as the stock we hold 
for development. 



FINANCIAL 2017/18 2016/17 2015/16 

Overall Operating Margin (excluding surplus on disposal of other 
housing assets and fire safety costs) 

31.4% 29.1% 32.4% 

HHA Interest Cover Covenant* 2.47x 1.93x 1.98x 
HHA Gearing Covenant* 41% 66% 65% 
ROCE 4.8% 5.1% 3.7% 

EFFICIENCY 2017/18 2016/17 2015/16 

Overheads as a % of Turnover 10.7% 10.5% 11.2% 
Headline Social Housing Cost per Unit (sector scorecard definition) £4,013 £4,390 £3,653 
Occupancy 99.5% 99.0% 98.2% 
Rent Collected 100.4%** 99.6% 96.3% 

*HHA is Hyde Housing Association, the parent entity. Its covenant definitions improved in November 2017 
** Outstanding rent from last year was collected 

Improving our performance against KPIs 



Treasury, debt and 
financial plans 



Debt profile 

Our business is supported by  
a balanced debt portfolio  
with few short term maturities 
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5% 

30% 

65% 

Borrowing facility profile 

0 to 3 years
3 to 5 years
> 5 years

Total facilities: £2.10bn 
Total drawn: £1.66bn  
65% of which is 5+yrs maturity 
and only 5% is < 3yrs maturity 



2017’s successful debt restructure 

Generating significant benefits 
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Total facilities 
£2,100m 

Liquidity 
£515m 

WACC 
4.65% 

+£412m 

+£167m 

-0.87% 

Drawn debt 79%

Undrawn debt 21%

Undrawn facilities £435m

Cash £80m

£1,446m 

£203m 
Fixed rate 88%
Variable rate 12%

As at 31 March 2018 

(£1,446m) 
(£203m) 



2017’s successful debt restructure 

• Restructured £661m of loans and £915m of derivatives in November 2017  
• Raised £725m new facilities (45% UK bank debt, 55% bond capital), including £325m new RCFs 
• £171.9m cost of closing/restructuring at an attractive discount of £12.1m with costs fully funded by 

new loans 
• Net impact of break costs £89m in I&E 
• £400m of caps purchased in March 18 to further strengthen liquidity needs in stress test  
• Termination of £50m inflation (RPI-linked) swap in June 2018, further reducing the risk of interest 

rate volatility, eliminating all uncertainty around RPI and providing £0.5m p.a. I&E improvement. 
Now only £261m of standalone derivatives. 

 
 

 



2017’s successful debt restructure 

• Restructure had a strong positive impact with £515m of liquidity at the year end 
• Overall weighted life of 16.6 years and only £102m of maturing loans in the next three years 
• We are fully funded with committed facilities to not only cover our financial plan but also severe 

stresses 
• Expanded Common Terms Arrangements, putting banking relationships on equal footing 
• Implemented a new modern, flexible, standardised covenant package, reflecting our strong asset 

value and income generating capacity, rather than the previously more historical focus on grants.  
Interest cover includes disposals for example. 

• We will shortly complete an asset security reorganisation, providing £1.1bn of unencumbered 
assets, representing the most liquid of our asset base and 66% of our drawn debt balance. 

 



Issued bonds comprise 39% of drawn 
facilities 

MARTLET BOND 
• £400m 3% Secured Bonds due 2052 
• Issued May 2017 at 98.844 
• A Rating from S&P*  
• LSE Listed  
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HYDE HOUSING 
• £250m 5.125% due 2040 
• Issued July 2010 at 98.30 
• A Rating from S&P* 
• LSE Listed 

Martlet is a wholly owned subsidiary of Hyde Housing Association.  
The value of the properties pledged is based on a mix of existing use value, social housing and a market value subject to tenancy basis. The value is 
closely monitored with stress testing carried out periodically to ensure that there is sufficient security across all of our facilities to sustain a 30% fall in 
the vacant possession of residential assets.  
*A rated with stable outlook from 24 July 2018. 



All debt covenants are comfortably met 
within our base financial plan 

Test Covenant* 17/18 Headroom 
Interest cover 140% 247% 107% 

Gearing 70% 41% 29% 

• No breaches of covenants 
• Gearing headroom is equivalent to £1.0bn additional drawings 
• Our new financial covenants and common loan terms provide sufficient  

flexibility and headroom to support the current plan 
 
 

*Internal covenant level 

Hyde Housing Association Covenants 



Stress testing the 
financial plan 



Summary of Bank of England stress test scenario 
House price inflation Assumption of a fall in HPI of around 30% 

Land cost inflation Reduce by a further 10% in year one of the scenario 

JV investments Due to sales delays and HPI fall, assume no investment repayments for one year (2018/19) then only 90% 
investment repayment in future years and no JV investment profits at all. 

Sales activity No sales for 12 months 
CPI & RPI Increase of around 4.9% from the base plan over three years 

Build cost inflation Increased by 10% in 2018/19 

LIBOR BoE assumption: average increase in each of the three years of 3.0% 
Exposure to JV 
partner One of our contractual JV’s assumed to be 100% funded by Hyde Vale from 18/19 rather than the current 50% 

Rigorous Stress Testing 

• We passed the stress tests based on the S&P moderate scenario and Bank of England 
scenario. The Bank of England is far tougher so receives the most focus. 

• Focus on group impact and on Hyde Housing Association (the parent or “HHA”) in particular. 
 



Operating business 



Operating business 
In 2017/18 we continued to make improvements to our 
operating business 
• Introduced a fixed “price per property” with repairs contractors, to improve efficiency and risk. 
• Introduced a new way of working for our housing management staff (“Look Again”), replacing 

the traditional housing officer role with specialist roles to deliver an easier and quicker 
service to residents. 

• Implemented a new service charge system to make charges for residents quicker, more 
accurate and easier to understand. 

• Set a new minimum energy performance standard for our homes to help reduce residents’ 
energy bills. 

• Our common sense investment approach saved £4.1m. We improved 800 kitchens, 600 
bathrooms, and 1,000 heating systems. 

• Let 1,789 homes and achieved 85.4% satisfaction with repairs. 



Post-Grenfell actions 
Proactive response to the risks highlighted following Grenfell 

• Set up a Fire Safety Review Taskforce to ensure our high rise blocks are safe, led by the Programme Director 
and Hyde’s Chief Executive. 

• Focused on our 105 buildings more than six storeys high: 
• Carrying out targeted inspection and testing on all cladding 
• Replacing cladding systems that are deemed unsafe 
• Undertaking Type 4 fire risk assessments to check and rectify fire stopping (compartmentation) as appropriate 
• Carrying out tenancy audits to establish who is living in our homes and if anyone in the household is vulnerable 
• Visiting residents to ensure we are aware of any issues which might prevent them from safely evacuating their 

home 
• Setting up waking watch fire safety patrols to ensure residents are safe in buildings considered to be high risk 
• Monitoring buildings where we have a leasehold but not freehold interest. 

• Estimated costs of £50m over a number of years, but pre-funded through disposals made in 2017/18. 
 



Value for money 

• Cost per home improved and is better than 
peer group average in 2016/17. 

• Operating margin improved from 2016/17, 
incorporating efficiency gains. 

• Operating margin is lower than peer group 
average and management costs per home 
are higher than average. 

• Further £6m efficiency gains budgeted for 
2018/19, focusing on benchmarking, 
improved VFM and reduction in cost per 
home. 

Metric (sector scorecard definition ) 2017/18 
Performance

2016/17 
Performance

Peer Group 
Comparison 
2016/17 (G15 

Median)
Headline social housing cost per unit £4,013 £4,390 £4,473
Operating margin (excl surplus on
disposal of other housing assets & fire
safety costs)

31.40% 29.12% 33.00%

Management cost per unit £1,378 £1,314 £1,196

Service charge cost per unit £596 £781 £670

Maintenance cost per unit £1,067 £1,241 £1,114

Major repairs cost per unit £756 £752 £810

Other social housing costs per unit £216 £302 £534

Continuing to look for ways to improve VFM across the Group 

Economy + Efficiency + Effectiveness 



Development and 
strategic asset 
management 



We continue to develop new homes in line 
with our strategic aims 

• Over the next five years we are 
planning to develop an average of 
1,200 homes p.a. from our own 
financial resources and 300 more p.a. 
from other capital 

• Approximately 50% affordable and 
50% market sales 

• We will maintain flexibility through 
strong phasing characteristics 

• We envisage years 3-5 delivery 
capable of rapid halting if necessary. 

 
 

Development programme in financial 
plan (including 100% JVs) 



Working in partnership and using innovative 
approaches to maximise delivery  

• £120m JV with Brighton and Hove 
Council 

• 1,000 genuinely affordable homes 
• 100% available to local working 

people 
• Rents reflecting local wages  

(60% market rent) 
• Regeneration of council land. 

• £400m scheme at Rochester 
Riverside with development 
partner Countryside Properties 

• Up to 1,450 homes 
• Hotel, primary school, shops 

and public space on high speed 
1 line 

• Place making. 
 

• £110m scheme at Harrow in JV 
with Barratt London 

• 318 homes for rent, shared 
ownership and sale 

• Unlocking Harrow’s ambition for 
town centre regeneration, which 
had stalled for 10 years. 
 

We seek to identify opportunities to partner with both the public and private 
sector, to build and manage more homes for rent, shared ownership and sale. 

Innovative partnerships Regeneration Partnership and regeneration 



While reducing our development risk 

• JV with agreed business 
plan and reserved matters 

• Operational board to 
scrutinise delivery of 
business plan 

• No cross-subsidy/sales 
exposure to open market 

• 100% affordable housing 
with waiting list of 21,000 
people. 

• Hyde peak funding of £17m to 
build 1,450 homes 

• Interest from build to rent 
market to reduce sales 
exposure 

• Phased land drawdown – pay as 
you go spread over seven 
phases 

• Phased delivery with ability to 
suspend development if needed. 

• Hyde peak funding of £22m 
• 71%* forward sold (and 

affordable housing sold to Hyde) 
• 35* weeks to practical 

completion, with 77* units left to 
sell 

• Expect to sell out in 26* weeks, 
based on continuing sales rate of 
three units per week  

• Very strong ongoing demand, 
reflecting initial business plan. 

Homes for Brighton & Hove Rochester Riverside Harrow Square 

*as at September 2018 



Delivering 1,200+ homes and looking for other 
ways to deliver more homes across the sector 
• Asset management – using existing assets to release capital. 
• JVs and partnerships with other housing associations – using complementary skills 

and risk share to support increased delivery.  
• Partnerships with Homes England, the GLA and local authorities – using grant 

provision and discounted land to enter into innovative partnerships. 
• Property management services – forward selling our development pipeline, while 

maintaining management through a contract arrangement. 
• Investment management services – providing investment management services 

(development and management) through a vehicle for third party investors. 
• Third party non-recourse debt – using non-recourse asset financing to reduce capital at 

risk. 

 
 
 



Strategic asset 
management 



We have an asset base of significant value 

Portfolio of social housing 
lettings 

Existing use value 
social housing (£m) 

Market value subject  
to tenancies (£m) 

Market value vacant 
possession (£m) 

General needs 1,916.3 5,132.6 8,267.2 
Affordable rents 294.1 427.4 642.4 
Shared ownership* 292.2 292.2 631.8 
Intermediate rent 234.7 252.1 357.1 
Sheltered/supported housing 120.3 120.3 583.2 
Total value 2,857.6 6,224.6 10,481.7 

Valuation provided by Jones Lang Lasalle:2018 
*Valuation of the shared ownership properties is based on the equity share retained by the Group, which on average represents  
58% of the whole property, with the balance owned by the leaseholder  



We aim to enhance this through strategic 
asset management initiatives 

Stock rationalisation: 
• Since 2016, and with the completion of our stock rationalisation programme this year, we will have exited a number of boroughs, 

increasing the average number of homes we operate in each borough from 370 to 650 

• This will have raised over £100m which will support our focus on post-Grenfell fire safety initiatives, as well as building more 
homes 

• Concentrating our geographical focus helps us improve efficiency, increase our strategic influence in particular areas and 
maintain high quality resident services. 

During 2018/19 we will formalise a strategic asset management plan which will include:  
• Working with one of our local authority partners to understand what asset base we have today and what this should look like by 

2030, to best serve demographic needs 

• Examining the opportunities in our 2,000+ garages and other ancillary assets 

• Disposing of non-core commercial properties 

• Exiting energy-poor/CAPEX-heavy social housing that will enable replacement with more new fit-for-purpose homes. 

We are formalising the strategy for maximising the use of our assets 



Governance 
 



Group Board   
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Alan Collett 
 Chair 

Alan is a Chartered Surveyor and and is a member of the NHBC Council, a director of M&G’s Residential Property 
Fund and an Honorary Fellow of the College of Estate Management. 

Elaine Bailey 
Chief Executive 

Elaine has worked in both the public and private sector in engineering consultancy, HM Prison Service and, most recently, 
Serco.  She has more than 20 years strategic and operational experience in complex service delivery, development and 
property; and addressing complex funding challenges.  

Peter Denton 
Finance Director 

Peter has 24 years of pan European real estate experience investment, asset management, joint venture, capital markets, 
treasury and fundraising. He was previously at Starwood Capital and prior to that BNP Paribas, Barclays, Deutsche Bank, 
Eurohypo and WestImmo. 

Alastair Imrie Chair of Remuneration and Appointments Committee. Previously Group HR Director at BAE Systems plc. 

Duncan Ingram Chair of Group Housing services Board. Duncan has spent most of his career in the telecomms industry and is currently 
Chair of the Children’s Trust and a trustee of YMCA England and Wales. 

Paula Hay-Plumb Chair of Group Audit. She is a NED at the Crown Estate as well as Aberforth Smaller Companies Trust and finance Director 
at Rosling King LLP. 

Piers White Chair of Group Treasury Committee. Piers was UK CEO of Bank Insinger de Beaufort NV and before that Chairman of 
Flemings Offshore Private Banking and a Director of the Save and Prosper Group Ltd. 

Paul Cook A qualified social worker in the public and private sectors in Children’s Services for over 30 years. Also MD of homes2inspire 
Ltd and an independent Director of the Independent Schools Inspectorate. 

Lynn Gilbert Head of origination activity for the Real Estate Finance Team at M&G. Over 30 years of banking and real estate experience, 
including leading commercial mortgage activity at BarCap and  Morgan Stanley. 

David Banks A number of senior executive roles in justice related services in public/private sectors. He was, until 2011, Group MD of the 
Care and Justice businesses of G4S plc and is currently a non-exec member of the Youth Justice Board. 



Governance structure 
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Funding and treasury strategy 
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Reviewed and approved annually by the Group Board to ensure it underpins the Group’s financial 
budget, operational targets and longer term strategic and financial plans 

Sufficient cash and readily-available committed 
credit facilities is maintained to fund the Group’s 

working capital requirements and investment 
programmes in the short/medium term.  

Volatility in cash flows and interest payable is reduced 
through the use of an actively managed interest rate risk 

hedging programme.  
 

Liquidity surpluses are deposited with a Group Board-approved panel of counterparties having approved credit 
ratings and are monitored on a daily basis.  

Financial covenant compliance is managed centrally by the Corporate Finance and Treasury department and 
reported on a monthly basis.  

The Group’s interest rate risk management policy sets minimum and maximum thresholds for its fixed to floating 
debt ratio within the Board-approved treasury policy. The current approved range for fixed rate debt is 70%-95% 

(including interest rate swaps).  



Appendix 



Group structure 



Thank you  
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