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Specimen Outline Budget 2026 
(for members preparing accounts on a cash flow basis rather than on an accruals basis)

	See notes (pages 2 to 5)
	Description
	2025 (£)
	2026 Proposed figure (£)

	

	OPERATING CASH FLOWS - INCOME

	

	


	Notes 1, 3, 4
	Weekly Maintenance Contribution (WMC) - Full year
	
	

	Note 2
	LESS WMC voids (vacant dwellings)
	
	

	Sub total
	Net WMC income
	
	

	
	Investment income (e.g. interest/dividends)
	
	

	
	Other income (e.g. donations/grants)
	
	

	Total
	TOTAL INCOME

	£	
	£	

	

	OPERATING CASH FLOWS - EXPENDITURE

	

	


	
	Management expenditure 
	
	

	
	Salaries (e.g. warden/treasurer/administrative staff/other)
	
	

	
	Accounting and audit
	
	

	
	Insurance
	
	

	
	Subscriptions (e.g. Almshouse Association/RSH)
	
	

	
	Other management expenditure
	
	

	Sub total
	Total management expenditure
	£
	£

	
	Maintenance expenditure
	
	

	Note 5
	General and routine maintenance
	
	

	Sub total
	Total maintenance expenditure
	£
	£

	
	Other expenditure
	
	

	
	Utilities, communal heating and lighting
	
	

	
	Telecoms/internet provider
	
	

	
	Alarm
	
	

	
	Cleaning 
	
	

	
	Gardening 
	
	

	
	Other
	
	

	
	Total other expenditure
	
	

	Total
	TOTAL EXPENDITURE 
(Management + Maintenance + Other expenditure)
	£
	£

	Total

	NET OPERATING CASH FLOWS 
(TOTAL INCOME LESS TOTAL EXPENDITURE)
	£
	£

	
	OTHER CASH FLOWS

	£
	£

	
	New loans received (drawn down)
	
	

	
	LESS Capital expenditure
	
	

	
	LESS Loan repayments
	
	

	
	LESS Other
	
	

	Total
	NET OTHER CASH FLOWS 

	£
	£

	Total
	NET CASH FLOWS
(NET OPERATING CASH FLOWS LESS NET OTHER CASH FLOWS)
	£
	£







NOTE: 
As part of the annual budget planning process it is recommended that transfers are made from the Income and Expenditure Account to designated reserve funds to cover one off major repairs and improvements (Extraordinary Repair Fund) and planned maintenance which is carried out at infrequent but regular intervals (Cyclical Maintenance Fund). Further details on this are provided in note 5. Whilst such transfers represent non cash movements it should be part of the budget process as represented in the table below.   

	
	Description

	2025 (£)
	2026 Proposed figure (£)

	Total
	NET CASH FLOWS
(NET OPERATING CASH FLOWS LESS NET OTHER CASH FLOWS)
	£
	£


	NOTE 5
	Transfer to Extraordinary Repair Fund (ERF) reserve
	
	

	NOTE 5
	Transfer to Cyclical Maintenance Fund (CMF) reserve
	
	

	Sub total
	Total ERF and CMF transfers 
	£
	£

	Total
	NET CASH FLOWS LESS TOTAL ERF AND CMF TRANSFERS

	£
	£



If a Quinquennial Inspection has recently been undertaken and this has highlighted works that are required to the almshouses in the coming year remember to include these amounts under ‘general and routine maintenance’ to the degree to which these costs will not be met by the ERF and/or CMF.

Specimen outline budget notes
Overview
The almshouse model uses the definition of affordability as: “by living in an almshouse the resident should not face greater hardship.”
Further principles also apply in that the trustees have a duty to act in the charity’s best interests and maximise income where possible to protect the long-term viability of the charity.
Guidance may be found in Standards of Almshouse Management as well as in the notes below covering these two leading principles. Where residents are in financial need, they may be eligible to access Local Housing Allowance (LHA). If the LHA is close to the WMC in amount then it could be considered that by living in an almshouse, many residents are protected from greater financial hardship.
The following notes should be read in conjunction with the additional notes on page 5.



NOTE 1
Advice on calculating Weekly Maintenance Contributions can be found in the Standards of Almshouse Management - Chapter 9 - Weekly Maintenance Contribution.
Weekly Maintenance Contribution (WMC) – the full year figure to be calculated: 
· WMC per week x No. of Dwellings x 52 weeks. 
or
Monthly Maintenance Contribution (MMC) - the full year figure to be calculated:
· MMC per month x No. of Dwellings x 12 months.

NOTE 2
Deduct 5% minimum allowance for voids (vacant dwellings), although a void allowance of up to 12.5% may be suitable for small groups of almshouses. 

NOTE 3 – FOR NON-REGISTERED PROVIDERS 
If the charity IS NOT a Registered Provider of Social Housing, the charity should obtain an Equivalent Fair Rent (EFR)* from the Valuation Office Agency (VOA) prior to setting the WMC. It is recommended that EFR is reviewed every three years. There is a small charge for this service. The charity should note on the VOA application form that almshouse trustees accept responsibility for ALL internal/external redecorations and ALL repairs and maintenance.
Where it is necessary to charge in excess of the VOA’s recommended figure (e.g. expenditure is in excess of income) the charity should check the maximum sum eligible for payment by Local Housing Allowance to qualified applicants.
The VOA application form can be downloaded from our website: https://www.almshouses.org/model-policies-and-templates/ 
For more information on Local Housing Allowance go to: https://lha-direct.voa.gov.uk/search.aspx
To check whether the charity is a Registered Provider of Social Housing visit: https://www.gov.uk/government/publications/current-registered-providers-of-social-housing.
* Equivalent Fair Rent is calculated by the Rent Officer based on the age and condition of similar properties in the area. It will be lower than full market rents.

NOTE 4 – FOR REGISTERED PROVIDERS
If the charity IS a Registered Provider of Social Housing, the maximum amount the WMC can increase by is usually determined by the Regulator of Social Housing based on the September Consumer Price Index (CPI) figure + 1%. 
The CPI figure for September 2025 is 3.8% and hence the maximum WMC increase for the period 1 April 2026 to 31 March 2027 is 4.8%.


The CPI increase applies to the maintenance element of the WMC and not the services element. If the charity charges services to residents through the WMC (e.g. communal gas or electricity supply) then this service element should be charged at cost to the resident.	

NOTE 5 – MAINTENANCE EXPENDITURE
· General and routine maintenance
This is a budget sum to cover day to day maintenance (e.g. electrical, plumbing, guttering).

· Extraordinary Repair Fund (ERF) 
This is a reserve fund for future major expenditure (e.g. roof or window repair or replacement) to which transfers are made from the Income and Expenditure Account. The fund should be invested with the aim being to maximise capital growth including re-investment of income. It can be drawn upon to meet major items of repair.

· Cyclical Maintenance Fund (CMF)
This fund, to which transfers are made from the Income and Expenditure Account, is retained by the trustees to meet maintenance costs that occur at infrequent but regular intervals e.g. internal (refurbishing kitchens and bathrooms) and external redecoration and the cost of professional fees such as for Quinquennial Inspections.
Set out below are the Association’s recommended minimum amounts for 2026 to allow for expenditure on general and routine maintenance during the year and for transfer to the ERF and CMF. 
These figures amount to an increase of 2.3% compared to the 2025 recommendation. This is based on expert advice from The Almshouse Association’s Panel of Consultants. A higher level may be required, at the discretion of trustees, for some older or high maintenance buildings.
2026 recommended amount per dwelling
		New dwellings – per unit
	Greater London
	Rest of UK

	General and routine maintenance
	£718
	£684

	Extraordinary Repair Fund (ERF)
	£700
	£646

	Cyclical Maintenance Fund (CMF)
	£872
	£760

	TOTAL
	£2,290
	£2,090



		Dwellings over 20 years old – per unit
	Greater London
	Rest of UK

	General and routine maintenance
	£1,016
	£753

	Extraordinary Repair Fund (ERF)
	£718
	£667

	Cyclical Maintenance Fund (CMF)
	£1,235
	£1,090

	TOTAL
	£2,969
	£2,510




Heating and lighting charges
Residents are responsible for their own utility bills. Where a communal boiler is in use the charity should divide the cost equally between the residents (considering that single residents will use less than a couple). 

Additional notes
The charity should advise residents of any increased level of WMC at least one month before the date of commencement. The charity should explain to the resident and/or next of kin how and why any increase is calculated.
Where Housing Benefit or the housing element of Universal Credit is paid, residents should apply to the Local Authority for an increase in benefit or in the case of Universal Credit, the DWP. 
Note:
· The Charity Commission has agreed that the cost of water charges may be met from endowment income. The charity can certify to the Local Authority that water charges form no part of the WMC.

· Council Tax is an additional cost payable by individual almshouse residents. Generally, a person living alone is entitled to a Single Person Discount of 25%.

If you would like further advice on completing your outline budget, please do not hesitate to contact the Finance Department at The Almshouse Association on 01344 452 922 or email finance@almshouses.org.
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