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INTRODUCTION TO VHA

VHA is the principal independent
housing association operating on
the Isle of Wight. We are wholly
focused on the Island and our
activities revolve around the locality
and its community. As such, our
strategic direction and operational
processes are geared fully towards
responding to local needs and
aspirations.

VECTIS 2020 VISION

Vectis Housing Association is
committed to securing genuinely
affordable, quality homes for local
people who need them. We are proud
to be an Island-based Association,
working with our residents and
partners to create positive futures,
enhance wellbeing and build strong
and supportive communities.

We are a social business, which means
that although we are absolutely focused
on social outcomes and objectives, we
aim to achieve them in the most efficient
and cost-effective manner, thus delivering
value and financial robustness to
partners, funders and stakeholders.

We seek consistently to achieve excellent
standards in the provision, management,
and maintenance of affordable homes, in
sought after neighbourhoods for Isle of
Wight households in need.

We benchmark our activity and
performance against sector norms and
embrace partnerships and arrangements
that enable us to deliver beyond our
internal capacity, such as membership of
Procurement for Housing.

Our Board of Management is voluntary
and unremunerated and includes VHA
tenants. The day to day work of the
Association is undertaken by ten full-time
and five part-time staff.

Inevitably, given the local geography, the
Board and staff are local to the loW and
have a direct and personal interest and
investment in the communities they serve.
They bring the knowledge and experience
necessary to deliver tailored local
services, by local people for local people.
The Board believes that VHA's strength
lies in its ability to deliver its core values
at a personal level.

We aim to focus on people as individuals,
households and families, tailoring
services and provision to reflect actual

need. We also recognise that they may
also have a collective identity as part
of neighbourhoods and communities.
We believe that strong and vibrant
communities can nurture and support
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their members, providing the social capital
needed for social and financial inclusivity.

These key principles are the backdrop to
our new Business Strategy.
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STRATEGIC OBJECTIVES

The Board has resolved that during the
period of this Plan, VHA will:

1. Focus solely on the Isle of Wight.

2. Invest in our current housing stock to
ensure it remains high quality.

3. Build high quality homes that people
can afford to rent and buy in areas where
people want to live.

4. Maintain high levels of quality and
satisfaction in our delivery of services to
tenants

5. Be pro-active in pursuing energy
efficiency and sustainability in all our
existing homes and new developments.
6. Actively promote and support resident
engagement in all aspects of their homes
and environment.

7. Support the development and
sustainability of active and dynamic
communities and promote wellbeing.

8. Work strategically with key partners
and form new beneficial partnerships.

9. Ensure that our work is underpinned
by robust financial and administrative
management.

KEY DATA

* 413 PROPERTIES IN ownership,
including a part-share in 8

» 70 which are leased from private
landlords

* 160+ homes planned during the
lifetime of this Strategy

» We expect to invest £3,000,000 in
maintaining our properties over the life
of this Plan, of which £800,000 relates
to capital replacements

* We expect to invest on average
£1,200 per property in maintenance
costs per annum

* Our stock turnover is approximately
40-50 per annum

6 - Vectis Housing Association

A SUSTAINABLE PLAN

5.1 Addressing key risks

Inevitably, the effective delivery of this
plan will carry risks. We have identified
them, considered their impact and put in
place credible mitigations for these. The
fundamental underlying risk relates to the
sustainable funding of our service delivery
and development ambitions. Although
this Business Plan relates to the next five
years of our activity, we have modelled
the implications over a thirty-year term

to ensure that we are able to maintain
our vision in the future and that there are
no long-term disasters awaiting us. We
have stress-tested our projections and
balanced ambition with prudence, with
risk management at the heart of all our
actions.

5.2 Brexit

Much is still uncertain about the outcome
of Brexit and its implications. Our current
assessment is that the most likely direct
impact will be on availability and costs of
materials and labour in developing new
homes and maintaining existing ones.
We will continue to monitor this situation
and take appropriate action.

5.3 Maintaining income levels

The impact of the programme of
Government welfare reform including the
introduction of Universal Credit continues

to present significant risks. In particular,
the delays in claimants receiving benefits
and the potential difficulties in liaising with
a remote DWP.

Levels of Benefit claimants in VHA
stock at 50-60% are lower than other
main housing associations on the loW
(80%+). Our rent arrears level of 4+%
is higher than we would like but has
not experienced the sharp increase
experienced elsewhere by residents
moving to Universal Credit (UC).

We have improved our focus on pro-
actively ensuring rent payments by
undertaking extensive profiling to get a
picture of the true position in respect of
income levels, access to bank accounts,
use of loans, etc. We offer advice

and support opportunities, including a
service level agreement with an external
organisation for debt counselling. We

are proactive in approaching residents
through Tenancy Health Checks, in which
we look to identify potential vulnerabilities.

We also recognise the practical gains
which can be made from understanding
and supporting residents’ financial
capacity and since the inception of
welfare reform and the economic
downturn have looked to implement
measures to mitigate financial exclusion.
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5.4 Working with Residents

In respect of the other challenges, we
have adopted a focused, pro-active
approach to tenancy management. We
know that satisfaction levels are high.

In the most recent (June 2017) STAR
Survey, we had satisfaction levels near
or in excess of 98% in all areas of
questioning. We are not complacent and
know that we must continue to work hard
to retain and improve this position.

We work hard to engage with our
residents and have established a Menu
of Involvement, which enables residents
to influence the delivery of their housing
services in a way that interests them

and can be accommodated within their
available time. Our Residents Panel fulfils
a scrutiny role in addition to providing

a sounding board and conduit for
communication.

Our support for, and investment in our
communities is fundamental to our service
offer. To ensure relevance and topicality
we have now linked this closely to our
pro-active model of housing management.

Our regularly reviewed Community Plan
focuses on issues such as financial
independence, routes into training and
employment, healthy lifestyles and
tenancy sustainment. We will deliver

a range of practical activities and
opportunities to address these issues
and in addition, to promote community
cohesion and resilience and help reduce
loneliness and isolation.

5.5 Maintaining our homes

We will continue to invest in our stock
to ensure that we provide the quality
of homes to which our tenants aspire.
We have a higher turnover of stock
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compared with many associations of
our size due largely to our arrangement
to provide temporary accommodation
facilities to the Local Authority. However,
none of our permanent properties are
hard to let and resident satisfaction with
their homes is high.

Sustaining our housing stock for the

long term is vital, and we have a
comprehensive and regularly updated
Stock Condition Survey that informs our
investment decisions. Over the life of this
plan, we aim to invest approximately £3
million in planned, cyclical and responsive
maintenance in our stock, at a spend ratio
of 45% responsive repairs as against 55%
planned works.

We will continue to drive efficiency
savings through our membership of
Procurement for Housing. This enables us
to source components at costs similar to
larger associations who are able to drive
economies of scale.

5.6 Driving down management costs

Control of our costs, whilst delivering
better services is vital. We have a detailed
Value for Money Policy (see website),
which aims to achieve maximum return on
our investments.

However, we recognise that a lack of
capacity can seriously undermine our
efforts to offer great homes and services
to residents and can result in low
satisfaction levels. We are committed

to an organisation of well-trained and
supported staff who have the capacity

to provide a person-centred approach

to our residents and communities. Over
time, we believe this will have the effect of
reducing voids, anti-social behaviour and
rent arrears.

5.7 Home Ownership

Although significant number with
households on the loW cannot afford
even the most basic level of home
ownership, there are others who are
unable to access the open market
but who aspire and are able to afford
discounted forms of ownership.

Generating cash through shared
ownership or discounted market sales

is also vital for us to sustain the level

of rented development that we believe

is required. However, selling homes
inevitably injects extra risk into the Plan
due to the changeable nature of the
market. To limit exposure to this risk, we
source specialist advice as to the capacity
of local markets and will schedule
relatively small developments in any given
time period. E )

Ehiminie
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OUR FINANCIAL MODEL

6.1 Financial Projections 2015-2020
See Appendix 1

KEY ASSUMPTIONS:

» 2020-25 rents will increase by CPI
+1%

* CPl inflation rates average out at 2%
per cent;

 Long-term finance under acceptable
terms will remain available;

* Overall interest rates charged by
existing lenders will average out at
4.02 per cent including margins;

* ‘HAL’ properties will increase at the
rate of two per annum, net of those
handed back;

* Allowances for rent lost from voids
will be maintained at 0.5 per cent of
annual rent roll for owned units, and
3.5 per cent for HAL properties;

* Tenant arrears will be provided for at
the rate of 1.5 per cent of annual rent
roll for owned properties and 3% for
HAL properties;

6.3 Ensuring Financial Stability

We will ensure our financial stability by
applying sound financial principles to our
business planning and financial review:
We will:

* Set out, and monitor, our financial
projections for the following thirty
years, based upon the objectives and
assumptions in this document (see
Appendix 2);

* Produce annual budget reports and
receive, review, and act upon monthly
management accounts comparing actual
performance with budgets;

* Undertake housing development based
on rigorous financial analysis in relation to
VHA's capacity and undertake only those
developments that meet our financial
projections both in terms of return and
cash flow;

* Make maximum use of our
unencumbered assets to attract long term
finance for development under the best
possible terms;

* Comply with all financial covenants with
private lenders;

» Undertake planned projects on existing
homes from existing reserves, within cash
flow limitations;

» Continue to charge rents in accordance
with regulatory criteria, provided this does
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not give rise to a material breach of any
existing covenants with private lenders;

* Identify and implement measures to
mitigate the impact of welfare reforms on
VHA's day to day income;

* Undertake a rolling programme of
regular service reviews as a means of
delivering value for money to tenants and
other key stakeholders.

» Undertake annual internal audits to
review and test the internal controls of the
Association.

6.4 Delivering Value
6.4.1 Value for Money (VfM)

VM is central to delivering our mission,
values and Business Strategy. We look to
improve services to tenants by engaging
with them as part of an ongoing structured
implementation of value for money
principles.

As a small housing association with
limited resources we are conscious of

the need to manage our activities in the
most effective manner. To provide our
residents with the best quality services we
must ensure that we optimise productivity
from our finances, staff and contractors.

Achieving value for money is about
getting the right balance between the
cost of delivering our services (economy)
together with how efficient and effective
we are as an organisation.

6.4.2 Social Value

We are committed to generating
maximum benefit from our resource
investment. Although relatively small in
terms of our procurement activity, we will
use our purchasing power to support local
Island businesses and communities.

We will:

 Look to maintain at least one
apprenticeship to provide opportunity for
local youth

» We will look to contract primarily with
Island-based contractors where this is
sustainable, both in terms of cost and
quality

» We will require all developers working
on our instruction to employ local labour

» We will consider the potential for
delivering social and economic benefits
for local communities through our
development activities
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OPERATIONAL
EFFECTIVENESS

7.1 Benchmarking Performance

We will underpin our ambitions for new
homes and effective asset management
through robust and effective operational
policies and procedures.

We will aim to achieve value for money
and continuous improvement in ways that
fully involves our residents and embraces
values of equality and diversity.

F ."I .. =
e R

We will ensure regular scrutiny of our
delivery through reports to the Board and
Residents Panel, performance information
posted on our website and published in
regular newsletters to tenants.

Current benchmarking evidence (see
below) would suggest that we are
achieving at least the sector norm in most
areas of our activity and are close to
upper quartile in others.
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We are committed to continual
improvement even in activities where we
are already doing well. We will, however,
focus particularly on those areas where
we fall below the sector average.

Performance in these areas remains
substantially sound despite some lower
than sector average indicators. There are
mitigating factors behind them, relating
to specific investment projects or unusual
activity levels. However, these areas will
be priorities for improvement and will be
monitored through the life of this Plan.

7.2 Financial Inclusion

We recognise that life has been
challenging for many of our tenants

since the major recession in 2008. The
impact on employment and earnings

that has been so keenly felt across the
UK has been particularly felt on the loW.
The Island has a low value economy
compared with the rest of the South East,
with the separation from the mainland
creating a disincentive for jobs and inward
investment.

Although our resident body is not as
residualised as associations catering
for people with high support needs, we
know the following from our profiling
information:

-

s ‘\\

» 29% tenants are disabled

* 31% are in some form of
employment

» Benefits are the main source of
income for almost 1/3rd of households

* Just over 50% receive full or partial
Housing Benefit

* 68% of tenants who provided
data received incomes of less than
£15,000p.a, with 36% below £10,000

p.a.

Our Tenancy Sustainment Policy supports
tenants to succeed in maintaining their
tenancy. This reduces turnover of stock,
encourages stable communities and
engenders wellbeing and a sense of home.

Examples of our tenancy sustainability
support are:

* Promoting local and national
initiatives to assist with household
needs which are otherwise beyond
tenants’ means;

* Providing energy efficient fittings
which lead directly to financial savings;

» Advice on welfare benefits;

*» Access to IT facilities to complete
benefit/Universal Credit claims online;

* Facilitating HomeSwapper, which
will help tenants to move to more
suitable accommodation;

* An advocacy service with benefit
organisations;

* Debt Counselling advice through
specialist providers
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ASSET MANAGEMENT

Our properties are our major asset
and we are committed to investing
appropriately in our housing stock to
ensure that it offers good homes and
sustainable assets.

We have a detailed Asset Management
Strategy, which sets out our approach to
managing and maintaining our property
portfolio. We are committed to letting high
quality homes, which are then maintained
at that level throughout their life. Our aim
is to have a stock of dwellings that are
desirable homes in sought after locations
where turnover is low and lettings can be
effected quickly.

We will also look to future-proof new
homes in relation to technological
advances, energy efficiency and
environmental impact. We are very proud
of the Island’s designation as a Biosphere
and will look to respect and enhance that
position in all of our activities.

Through such an approach we will limit
the need for routine repair, reduce void

costs and facilitate cohesive communities.

To achieve the most effective asset
management outcomes we will:

* Review our stock to assess its
continuing suitability and fitness for
purpose;

* Implement a plan of stock disposals and
replenishment where this leads to better
and more efficient use of housing;

* Implement a 5-year planned
maintenance programme

» Achieve the Vectis Standard for all new
homes brought into management

* We will achieve a 60/40 split in favour of
planned over responsive maintenance

* We will aim for all VHA homes to reach
the decent home standard

* We will ensure that all VHA homes are
safe and secure

» We will review a cost-effective
programme of energy efficiency measures
to reduce energy costs to our residents

* We will look to drive improvements
and efficiencies in the way we deliver
responsive maintenance

» We will review options for future use of
technology to create smart homes and
improve both quality of life and efficiency
of building maintenance.
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NEW HOMES

We believe that the strength of VHA will
be enhanced by a sustainable programme
of growth through the provision of new
homes which identify a need for more
affordable housing. The local economic
environment indicates an urgent need for
social rented homes, which is supported
by the loW Council’s strategic housing
objectives.

We will also continue to review the level
of viable demand for a variety of home
ownership products, which will further
extend our ability to fund new homes
while maintaining our commitment to
social rents.

We therefore propose to deliver up to
150 additional homes by March 2025,
taking the total in management close to
500 units.

Our focus will be on smaller schemes
which suit our mission and vision and we
believe that there is significant opportunity
for Vectis to unlock the potential of

these, given they are often the preferred
form of development on the Island. We
will also consider less straightforward
opportunities, such as empty spaces over
retail outlets, other empty properties,

and community-based projects linked to
employment (particularly key workers)
and rural housing.

We are committed to producing
Community Assets, i.e. new homes that
will be viewed by existing communities

as adding value to their locality in terms
of quality, relevance and sense of place.
We will work closely with Town and Parish
Councils and local residents to achieve
developments to be proud of.

We anticipate that most of the new
homes planned will be provided in this
way, thus offering alternative housing
options to those developed by the major
providers. However, we may be prepared
to participate as partners in larger
development opportunities, where the
outcome benefits VHA in terms of cost,
location and the ability to create the type
of communities outlined in our objectives.

Much of our activity will be through private
developers, through s106 agreements.
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In such cases we will have more limited
influence over outputs and delivery.
However, we have established excellent
working relationships with a number of
developers on the Island who understand
and support VHA's commitment to quality.

We will continue to lend effective practical
support to the loW Council in discharging
their responsibilities for homelessness.
There remains an urgent need for such
accommodation and we will use our
management experience and maintain
short-term leases with private landlords
— under the Housing Association Leasing
(HAL) initiative. To make these viable
these will need some payment from

the Council in order to cover rental,
management and repairs costs. We will
also explore off-balance sheet options

in other situation that might deliver
affordable homes with no requirement for
additional borrowing.

A

As always, we will keep our strategy for
development under continuous review,
to ensure that can adapt to changing
circumstances.
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CAPACITY AND QUALITY

ASSURANCE

We will maintain robust mechanisms
and processes for decision-making

and delivery in order to achieve the
objectives set out in this Plan. We will be
undoubtedly operating in a challenging
and volatile environment and we must
therefore exercise the levels of control
necessary to manage risk, control costs
and deliver outcomes.

We will achieve this through:

* Investment in infrastructure -
continuous investment in IT and related
infrastructure. This will relate to residents
as well as our organisational needs. We
recognise that smart homes will become
increasingly important in the future.

* Investment in staff - structure and
training - our staff are the critical
component in the effective realisation of
our plans. We will continue to resource
this area as a priority.

* Board training and renewal - As the
governing body it is business critical that
the Board are equipped to make the
decisions that will safeguard Vectis and
its tenants through a challenging period.
This will entail a managed process of
renewal, training and appraisal to ensure

that the collective skills, knowledge and
experience levels are fit for purpose.

* Developing strong partnerships

- achieving our optimum activity and
performance level will be dependent on
forging a range of partnerships with other
agencies. We will look to work flexibly
where arrangements are with compatible
partners in situations that will benefit VHA
and our residents.

* Structured monitoring and review of
activities - through our three-year policy
review cycle, regular performance reports,
activity appraisals, performance logs, etc.

* Use of external challenge -
benchmarking, etc. - through our
membership of SHAPE and Acuity, local
data and intelligence sharing with other
loW peers, i.e. Sovereign and Southern
Housing Groups.

* Residents Panel - We will continue

to invest time and resource into
strengthening the Residents Panel as a
vehicle for scrutiny and a key vehicle for
resident engagement and interaction.

* Prudence and focus on delivery
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KEY BUSINESS PLAN
ACTIONS

» We will build an additional 150 units of
social and affordable housing over the life
of this Plan

» We will examine opportunities to access
further units of accommodation through
HAL, long-term leases and other viable
arrangements

* We will continue to invest in our
stock and publish a 5-year planned
maintenance programme covering the
period of this Plan based on a rolling
stock condition survey

* We will review and seek further
investment to improve energy efficiency
and reduce the impact of our activities on
the environment

* We will invest in our homes and
communities in a manner aimed at
delivering greater sustainability and
resilience

* We will examine ways of supporting and
empowering our residents

» We will develop partnerships aimed
at attracting additional resources and
sharing operational costs.
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DETAILED CONSOLIDATED STATEMENT OF
COMPREHENSIVE INCOME
VHA BUSINESS PLAN 2020 - 2025 | PLAN

PERIOD: 01 APRIL 2020 -
31 MARCH 2025

2024

2025

TURNOVER

Gross Rental Income

Rent Receivable 2239597 | 2.403.546| 2.695240| 3.242.754| 3.435856| 3,529.812
Service Charge Income 94317 | 105008| 113.132| 127.966| 132529| 136,436
GROSS RENTAL 2333.914| 2.508,643| 2.808.371| 3.370.720| 3,568.385| 3,666,248
INCOME
Management Charge 1,083 3.083 5,083 7.083 0,083 11,083
Income
Less Voids 34390| -29.667| -31.635| -34518| -35948| -36.929
NET RENTAL INCOME 2300608 | 2.482,059| 2.781820| 3.343.286| 3,541520| 3,640,403
OTHER INCOME 58 500
TOTAL TURNOVER
Sl Rl Tl )| 2,359,108 | 2,482,059 | 2,781,820 | 3,343,286 3.541,520| 3.640.403
LETTINGS
Turnover - Other Social 277.500| 576,150| 892,500 | 2,732,500
Housing Activities
Turnover - Non Social 33.045| 33476| 33476| 33476|  33567| 33476
Housing Lettings
Grant Amortisation Accrual 90200|  92.809| 96150| 117.361| 117.361| 117,361
Method Total

[Total Tumover | 2,759,852 | 3,184,495| 3,803,946| 6,226,622| 3,692,448| 3,791,239
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PERIOD: 01 APRIL 2020 -
31 MARCH 2025

2020

2021

OPERATING

EXPENDITURE

Operating Costs Social

Housing

Management Costs Total 824728 -853854| -889589| -957.878| -976620| -992.145
Service Costs 97.160| -105985| -113487| -127.334| -131,.867| -135.766
Routine Maintenance 180,400 | 193,640 -214.373| -243.678| -255.490| -263,155
Planned Maintenance 96,500 | -99395| -102.377| -105448| -149.130| -153604
Major Repairs 104.175| -86,623| -164408| -78.873| -94132| -60,340
Bad Debts 52.054| -45604| -50205| -57.514| -60.297| -61,942
Lease Charges 335062 | -346220| -357.746| -369.652| -381,950| -394.652
Depreciation of Housing 402,065| -481779| -593299| -657.930| -666,330| -644.403
Properties

Other Costs 124506| -110,721| -114.043| -117.464| -120988| -124.617
OPERATING COSTS

SOCIAL HOUSING 2,217,549 | 2,323,822 | -2,509.524 | -2.715,770 | -2,836.804 | -2,830,624
Other Activities

Expenditure Total

Other Social Housing 209,272 | -387.865| -617,996 | -2,390,610

Expenditure

Non Social Housing 1,775 -1,850 1,895 -1,941 -1,989 2,036
Lettings Expenditure

OTHER ACTIVITIES

PENDITURE TOTAL 211,046| -389715| -619.891| -2,392,551 1,089 2,036
OPERATING

PENDITURE TOTAL 2428595| 2713537 | 3.219.415| 5108,321| 2,838.793| 2,832,661
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PERIOD: 01 APRIL 2020 -

31 MARCH 2025

2024

2025

Other income

Operating Surplus/(deficit) 331257 | 470,958 584,530 1,118,301 853,656| 958578

Gain/(loss) on disposal of 195,999 65,333 65,333 65,333

fixed asset

Interest Receivable 1,272 923 900 938 999 984

L’g:tr:s't and financing 176,287 | -203523| -469756| -796,784| -901.258| -905.410

SURPLUS BEFORE TAX 352,240 | 333,690 181,008| 387,788| -46,603 54 153

Taxation

COMPREHENSIVE

INCOME FOR THE YEAR 352,240 | 333,690| 181,008| 387,788| -46,603 54153

Comprehensive Income 8,614,251 | 8,966,491| 9,300,181 9,481,189| 9,868,977 | 9,822,374

Brought Forward

Transfers (to)/from

Reserves

STATEMENT OF

COMPREHENSIVE 8,966,491 | 9,300,181| 9,481,189 | 9,868,977 | 9,822,374| 9876527

INCOME ACCUMULATED

INTEREST COVER

COVENANT CHECK

Operating Surplus 331257 | 470,958| 584,530| 1,118,301 853,656 958578

Add back: Depreciation 402,065 481,779 593,299 657,930 666,330 644,403

Less: Amortised Grant -90,200 -92.809 -96,150 -117,361 -117,361 -117,361
643,122| 859.928| 1.081.679| 1,658.870| 1,402,625| 1,485,620

NET INTEREST

BAVABLE 175015| 202.600| 468856| 795846| 900.259| 904426

Ratio (operating surplus to 3.67 4.24 2.31 2.08 1.56 1.64

interest payable)

(must exceed 1.4:1)
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

VHA BUSINESS PLAN 2020 - 2025 | PLAN

PERIOD: 01 APRIL 2020 - 31 MARCH
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PROJECTED NEW HOMES PROGRAMME 2020 - 2025

13 no. two and three bedroomed houses for rent, (including 4 shared ownership)

16 one, two and three-bedroomed homes for rent (including 2 shared ownership)
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CONTACT US:

Vectis Housing Association Limited

R, 01983 525985

01983 529956
Q enquiries@vectishousing.co.uk

E www.vectishousing.co.uk
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