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I am pleased to present the board’s vision 
for the future of our Association contained 
in the pages, which follow. It represents 
a comprehensive and robust response to 
the challenges we face as a key provider 
of affordable housing in the Isle of Wight.

The board is very alert to the 
government’s radical agenda, which 
currently challenges the validity of 

CHAIRMAN’S 
INTRODUCTION

1
traditional housing association values. 
The board is equally certain that, with 
some modifications to its business model, 
the Association will stay true to its mission. 
Difficult decisions need to be made, and 
this revised Strategy sets out to create the 
environment in which such values may be 
delivered effectively and efficiently.

George Hibberd, Chairman of Vectis HA
October 2015
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However, the mitigating effect of the 
Government’s coalition arrangement 
between 2010 - 2015 has been 
superseded by a single, unfettered 
Conservative Government post-2015 
election. With it has come a new level 
of aggressive Government intervention 
geared towards delivering a manifesto 
commitment of £12bn of welfare benefit 
cuts. The focus on such a level of savings 
inevitably impacts directly on the traditional 
core customers of housing associations, 
who tend to be among the more vulnerable 
and economically disadvantaged.  

Examples of new risks to housing 
associations include the proposed 
extension of the Right to Buy (RTB) to 
housing association tenants and the 
requirement for associations to reduce 
rents by 1% per annum over the next 4 
years. This latter measure overturns an 
earlier 10 year agreement for rents to 

rise by no more than CPI + 1%. Although 
the exact detail of the RTB extension 
remains to be revealed, both measures 
are likely to have a negative effect on 
Vectis’ financial projections and as such 
must be properly managed. A further 
challenge has also been set by the Prime 
Minister’s Conference announcement 
that local authorities will no longer be 
able to require a proportion of new homes 
for rent be provided as part of any new 
development.

In recognition of the need for a workable 
framework moving forward, the NHF have 
brokered a partnership between the RP 
sector and the Government that involves 
a voluntary approach to the introduction of 
RTB and the commitment to the ambition 
of producing 1 million new homes over the 
period covered by this plan. Despite our 
relatively small size, VHA believe we have 
a part to play in achieving this ambition.    

The Board believes that it is sensible 
for VHA to plan its work over periods of 
five years. Looking beyond that period 
is unrealistic particularly in the light 
of a highly volatile social and political 
environment and the nature of our 
business model. Our experience in 
delivering on our past plans has borne 
this out and has enabled us to develop 
a range of activities, whilst maintaining 
focus on our core objectives.

Despite only being halfway through our 
2013 Business Plan period, we believe 
that the fundamental shift in central 
government policy towards the social 
housing sector materially changes the 
strategic and operational landscape.  
Therefore, rather than attempting to 
substantially adapt the existing plan 
for the remaining two-and-a half years, 
we should look to start afresh with a 
Business Plan to suit the time and specific 
challenges of the current Parliament.

2.1 Government Reforms
Since 2010, The Government’s reform 
programme, in respect of public services, 
social housing tenures, rents and welfare 
benefit reform has transformed the 
landscape for socially-orientated products 
and services. This has involved reducing 

state intervention in respect of funding, 
regulation and direct provision to that of 
a more residual commissioning role. 
The impact on social housing has been to 
reduce the level of new housebuilding and 
drive up rents for those associations who 
have chosen to apply for the relatively 
low levels of grant available through 
the HCA. This coupled with a welfare 
reform agenda geared towards `making 
work pay’ has generated significant 
pressures on low income households to 
access affordable housing. This has been 
exacerbated by a marked reduction in 
home ownership as mortgage finance 
has become harder to access, which 
has led to huge pressures on the private 
rented sector.

The VHA Board has been mindful 
throughout this period that the content 
and direction of the legislation and 
regulation to be introduced would 
potentially cause considerable hardship 
for many of the Association’s tenants.  
Although this has been the realised in 
a number of cases, the impact of the 
Bedroom Tax has been mitigated 
by the availability of Discretionary 
Housing Benefit (DHP) and the roll out 
of Universal Credit has been much 
slower than anticipated.

VHA BUSINESS STRATEGY 
– A FIVE YEAR PLAN

2



 6 - Vectis Housing Association 7 - Business Strategy 2015 - 2020

3.2 Key Data
• 316 properties in ownership, including 
  a part-share in 6
• 65 which are leased from private 
  landlords
• 40 homes planned during the lifetime 
  of this Strategy

3.1 Our Mission

VHA seeks 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

VHA is now 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.  

That is not to suggest that we are narrow 
in our outlook. We recognise the potential 
dangers of being too inward-looking.  
We subscribe to a benchmarking group 
that straddles many areas of South and 
South-East England. We also embrace 
partnerships and arrangements that 
enable us to deliver beyond our internal 
capacity, such as membership of the 
Source Development Partnership and 
Procurement for Housing.

We are governed by a voluntary, 
unremunerated Board of Management 
(the Board), which includes VHA tenants.  
The day to day work of the Association is 
undertaken by ten full-time and four part-
time officers.

Inevitably, given the local geography, the 
Board and staff are local to the IoW 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. At 
the same time, 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 
their members, providing the social capital 
needed for social and financial inclusivity.

It is with these key principles as the 
backdrop that this new Business Strategy 
has been prepared.

INTRODUCTION TO VHA

3 • We expect to invest £1,625,000 in 
  maintaining our properties over the life 
  of this Plan
• We expect to invest £2,100 per property
   in maintenance costs per annum 
• Our stock turnover is approximately 
  50-60 per annum

Bembridge Residential  Development Primary-Site Plan 
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We recognise that to ensure 
effective delivery we must identify 
and address all major challenges 
to the objectives we have set out 
in this Plan. Our approach to this is 
outlined below.

5.1 Key Risks
• Annual rent reductions over 4 year 
  period
• Right to buy extension to Housing 
  Association tenants
• Welfare reforms 
• Universal credit/Direct payments
• Deterioration of housing stock
• High costs of service delivery
• Low satisfaction levels
• Lack of capacity
• Risks associated with dwellings for sale

5.2 Addressing the risks
We understand that the time frame that 
is the subject of this plan is likely to carry 
a number of risks. We believe that we 
are prepared for this and able to manage 
those risks appropriately. We know that 
the only way to avoid risk is by not doing 
anything and Vectis is not prepared to 
remain static. In reality, maintaining the 
status quo also has its dangers.

5.3 Maintaining income levels
Without a crystal ball, we cannot possibly 
know what is around the corner in regard 
to future challenges. Although there is 
no guarantee of certainty, we know that 
the next four years is seemingly mapped 
out in relation to rent levels. It is highly 
likely that interest rates will rise above the 
unprecedentedly low rates that have been 
enjoyed since 2009.

It follows that our inward cash flow will 
be impacted and the current levels 
of operating surplus will be affected 
accordingly. We estimate that the reduction 
in projected strategic income over this 
period will be in the region of £600,000. 
Whilst this will reflect on our ability to 
fully fund our activities, we must also be 
watchful that we continue to meet the 
covenants in place with existing lenders.
We have conducted various stress test 
scenarios and are relatively comfortable in 
respect of both of these issues.  

We believe we can balance the rent loss 
with a combination of cost-effectiveness 
efficiency savings (£200,000) and 
additional income from new homes 
(£400,000), but there will be no material 
growth in income levels in the later years 
covered by this Strategy.   

A SUSTAINABLE PLAN
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The Board has resolved that during the 
period of this Plan, the Association will:

1. Seek to Remain independent - we 
strongly believe that provided we continue 
to retain the financial capacity to deliver 
the homes and services at the level we 
currently provide, it is in the best interests of 
VHA tenants and of the Island community 
that key business decisions should be taken 
locally and with a local focus ;

2. Continue to provide new high quality, 
affordable general needs homes. The 
number of units will be appropriate to the 
size, nature, and financial circumstances 
of VHA and be primarily but not 
exclusively, for rent. 

3.Work to promote and support the 
development and sustainability of active 
and dynamic communities that will 
contribute to the well-being of our residents.

4. Work to improve our services to tenants 
– through active engagement, continuing 
to monitor satisfaction and by delivering 
excellent of value for money for their rent; 

5. Aim to deliver Social Value and support 
tenants through policies and practices that 
actively generate opportunities to become 
financially independent and maximise 
their resources. We will promote financial 

STRATEGIC OBJECTIVES
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inclusion and encourage routes into 
training and employment;

6. Continue to adapt to the changing profile 
of the social housing sector, as perceived 
by those who legislate for, research, and 
regulate it, having regard to the identified 
interests of those who actually live as part 
of it. The involvement of tenants to this end 
will be central to the objective.

7. Respond positively to a demonstrable 
and realisable demand for social home 
ownership on the Island. We will look to 
research the market and consider how we 
are best able to support households on 
lower incomes into home ownership.

8. Continue to support energy-efficiency 
within our properties as part of an 
effective asset management strategy;

9. Implement an achievable, yet flexible, 
financial model, which will facilitate these 
objectives, conform to the regulatory 
framework, and retain the confidence of 
lenders and stakeholders.

10. Work strategically with the Isle of 
Wight Council (IWC), local Registered 
Providers (PRP), the Isle of Wight 
Strategic Housing Partnership, and 
other partner agencies supporting 
partnerships, which lead to meaningful 
local community-based initiatives;
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Over the life of this plan, we aim to invest 
approximately £4m in planned, cyclical 
and responsive maintenance in our 
stock, at a spend ratio of 45% responsive 
repairs as against 55% planned works.  

During 2015 we have driven £100,000 
in efficiency savings, largely as a result 
of our membership of Procurement for 
Housing and improved working practices.  
We aim to deliver savings of £30,000 per 
annum over the life of this Plan.

5.6 Driving down management costs
We realise how important it is to keep 
control of our costs, whilst delivering 
better services, of the type tenants 
want. We have a detailed Value for 
Money Policy (see website), which aims 
to deliver savings against costs of at 
least £50,000 over the life of the Plan.  
However, we have also invested in the 
short term to ensure that we have the 
resources, capacity, and skills to be able 
to deliver on our promises and ambitions 
contained within this Plan. We believe 
that the approach set out in this document 
is the right balance between productivity 
and prudence.

5.7 Home Ownership
We have had a variable experience of 
providing home ownership products in 
the last. The experience of other RPs 
active on the Island is that even shared 
ownership has had limited demand from 
local households, many of whom do not 
have incomes that will sustain this tenure.

However, we recognise that promoting 
opportunities for households to own 
their own homes is a key Government 
policy and is a feature of the partnership 
agreement made with the RP sector (see 
2.1).  We will therefore, over the life of 
this plan, review levels of local demand 
and affordability, together with exploring 
models of provision that may be best 
suited to the Island market. 

The likely impact of the extension of the 
RTB is as yet unknown as the details 
of the scheme operation have yet to 
be released. From the experience of 
past RTB programmes, we need to be 
assured that any Government scheme of 
recompense fully accounts for all losses 
incurred through property disposal.   
However, if the financial profile of our 
residents is any indication of appetite to 
purchase, the take-up may be quite low.

5.4 Working with Residents
In respect of the other challenges, we 
have adopted a focused, pro-active 
approach to managing them. We know 
that satisfaction levels are high. In a 
recent (June 2015) STAR Survey, we had 
satisfaction levels near or in excess of 
90% in all areas of questioning.  We are 
not complacent and know that we have 
to continue to work hard to retain and 
improve this position.

We now adopt starter and fixed term 
tenancies for all new tenants, which offer 
greater control if things go wrong. We also 
use assured shorthold tenancies for our 
leased and intermediate stock. However, 
we do not seek credit checks, nor do we 
have a minimum income level for access 
to our social rented stock. We believe 
that this is inappropriate for our specific 
operating environment, and illustrates 
how we balance new practical criteria with 
our ongoing ethos.

In terms of income collection, we 
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 
been at the forefront of implementing 

measures to mitigate difficulties along the 
way. We undertake 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 a range of advice and support 
opportunities, including a service level 
agreement with an external organisation 
for debt counselling. We are proactive 
in approaching residents through a 
programme of Tenancy Health Checks, 
in which we look to identify potential 
vulnerabilities.  

Bearing in mind that the level of Housing 
Benefit claimants in VHA stock at 50-
60% is significantly lower than that of 
the other main housing associations on 
the IoW (80%+), we believe that our rent 
arrears level of 2.5-2.9% is creditable. 
The likelihood is that we will suffer less 
disruption in the transfer from direct 
payments to landlords under the current 
system, to direct payments to tenants 
under Universal Credit.

5.5 Maintaining our homes
We are conscious that we have to invest 
in our stock to ensure that it continues to 
provide the quality of homes to which our 
tenants might reasonably aspire. We have 
a low turnover of stock, with no properties 
proving hard to let. Resident satisfaction 
with their homes is high.

We recognise the importance of 
sustaining our existing housing stock 
for the long term, and aim to complete 
our comprehensive and internally 
generated Stock Condition Survey in 
November 2015. This will enable us to 
make informed decisions about 
the extent of, and relative priorities 
for, future investment.
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• 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 
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) 
VfM is central to delivering our mission, 
values and Business Strategy. We are 
constantly focused on improving our 
overall service to tenants by continuing to 
engage with them as part of an ongoing 
structured implementation of value for 
money principles.  

As a small housing association with 
limited resources we are extremely 
conscious of the need to manage our 
activities in the most effective manner.  
We are ambitious to provide our 
residents with the best quality services 
and to achieve this we must ensure that 
we optimise the 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.

However, it is not just about saving money. 
We consistently aim to get the most out of 
the money we have to spend, but are also 
looking at the qualitative improvements, 
for example increasing/improving services 
with no increase in the cost.  

We have always had an ethos of 
delivering value to our tenants and 
have consistently reduced costs where 
possible. However, we are now looking 
to `move up a gear’ and formalise this 
approach as part of a value for money 
culture. To this end, we are committing 
to reduce our operating costs by 5% of 
turnover year on year. We also have 
a target to reduce our maintenance 
expenditure by approximately £30,000 
per annum, while retaining quality and 
performance. This builds on a significant 
saving of £100,000 in 2014/5, largely 
as a result of improvements to our 
procurement practices.

The Regulatory Framework for housing 
associations includes a specific Value for 
Money standard that requires registered 
landlords to; manage resources 
economically, efficiently and effectively in 
our provision of housing and services, for 
Boards to maintain a robust assessment 
of VfM performance and to articulate 
how they will deliver VfM. We look fully 
to comply with this requirement and have 
produced a detailed VfM Statement that 
can be viewed and downloaded from our 
website. A summary of this statement will 
also be sent to all residents in an edition 
of our Tenants’ Newsletter.

6.1 Financial Projections 2015-2020
See Appendix 1

6.2 Key Assumptions:
• Core rents will be reduced by one per 
cent per annum;
• CPI inflation rates average out at 2 per 
cent (currently -0.1 %), per government 
target; 
• Current pipeline development projects 
will replenish income lost from rent 
reductions when completed;
• Development cost rises will be offset by 
efficiency gains;
• Excepting funding for current projects, 
no housing related grants will be 
available;
• No more than 5 properties will be 
sold under Right to Buy legislation per 
year, and funding to replace these will 
be available within 6 months of sale. 
Replacement properties will be in place 
within one year of sales;
• Long-term finance under acceptable 
terms will remain available;
• Overall interest rates charged by 
existing lenders will average out at 5 per 
cent including margins;
• ‘HAL’ properties will increase at the rate of 
two per annum, net of those handed back;

• Rent lost from voids will be maintained at 
levels below 2 per cent of annual rent roll;
• Tenant arrears will be written off at 
the rate of 2 per cent of annual rent 
roll, or £40,000,whichever is the lower,             
per annum;
• Other efficiency savings will follow the 
targets set elsewhere in this Plan; 

6.3   Ensuring Financial Stability
In order to ensure our financial stability, 
we will continue to apply sound financial 
principles to our business planning and 
financial review:

• Set out, and monitor, our financial 
projections for the following five 
years, based upon the objectives and 
assumptions in this document (see 
Appendix 2);
• Produce annual budget reports and 
receive, review, and act upon quarterly 
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;

OUR FINANCIAL MODEL 

6
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STRATEGY
2015/2020
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CLARITY OF FOCUS, 
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OF DELIVERY, 
LOCAL HOMES 

 OPERATIONAL 
EFFECTIVENESS

76.4.2 Social Value
We are committed to generating the 
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

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.

We will ensure regular scrutiny of our 
delivery through reports to the Board and 
Tenants Forum, 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 (see Appendix 4).  
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The Board believes that the strength of 
the Association will be enhanced by a 
sustainable programme of growth through 
the provision of new homes, mainly for 
rent. This will also contribute towards 
the Local Authority’s strategic housing 
objectives which identify a need for 
more affordable housing. Moreover, the 
board considers that recent decisions 
of the government may well present 
opportunities for VHA to grasp for the 
benefit of local communities.  The local 
economic environment continues to 
indicate an urgent need for social rented 
homes, and with support to this end 
from the IoW Council already in place, 
this focus will as likely become the 
only avenue for such provision in the 
immediate future. As detailed earlier in 
this Plan, we will also review the level 
of viable demand for home ownership 
products, which may further extend our 
ability to fund new homes and maintain 
our commitment to social rents.

We therefore propose to deliver a 
minimum of 40 additional homes 
by March 2020, taking the total in 
management well beyond the watershed 
of 400, notwithstanding any take-up of 
Right to Buy, to which reference is made 
elsewhere in this revised Plan.  

The Board is aware of a number of small 
schemes which would suit the strategy 
and believes 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. Recent research has indicated 
that there is also considerable scope 
for creative thinking in the manner in 
which this provision is achieved. Empty 
spaces over retail outlets, other empty 
properties, and community-based projects 
linked to employment (particularly key 
workers) and rural housing, are examples 
of projects with which we are already 
engaged.

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.

NEW HOMES

8However, we recognise that we can 
improve further in areas where we are 
already doing well, but must do better 
in those areas where we are apparently 
falling below the sector average. In 
particular the areas detailed below.

• Void costs
• Arrears/ % Rent Collected
• Management costs
• Operating costs as a % of turnover

We believe performance in these areas 
to be substantially sound despite the 
indicators suggesting lower than sector 
averages. There are mitigating factors 
behind their apparent outlier status, which 
relate 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 IoW. The 
Island has for many years had a low value 
economy compared with the rest of the 
South East, with the separation form the 
mainland creating a disincentive for jobs 
and inward investment.   

Although our resident body tends 
not to be as residualised as those 
in associations that cater for people 
with high support needs, we know the 
following from our profiling information: 

• 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.

We have adopted a Tenancy Sustainment 
Policy, which commits to try wherever 
possible to enable tenants to succeed in 
maintaining their tenancy. This is clearly 
better for our tenants, it reduces turnover 
of stock, encourages stable communities 
and engenders wellbeing and a sense of 
home.

To this end, examples of our 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;
• Assistance in accessing bank accounts;
• Advice on welfare benefits;
• Signpost and support services provided 
by Credit Unions;
• Access to IT facilities to complete 
benefit/Universal Credit claims online;
• Priority transfers for those affected by 
the bedroom tax;
• Facilitating HomeSwapper, which will 
help tenants to move to more suitable 
accommodation;
• An advocacy service with benefit 
organisations;
• Debt Counselling with the Law Centre
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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 adopted a detailed Asset 
Management Strategy in 2015, 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. 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 of our homes to reach 
the decent home standard
• We will ensure that all of our 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

ASSET MANAGEMENT
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The overall strategy will be subject to all 
the following assumptions:

• Most provision will be without public 
subsidy and those who have schemes to 
bring forward will have realistic financial 
aspirations in such circumstances. 
Professional development services will be 
bought in to facilitate such opportunities;
• We are aware of the increased 
challenges to achieving viability in the 
light of the removal of s106 obligations.
• We will partner with the IW Council 
to identify and deliver schemes which 
emanate from the provision of excess 
local authority land at nil/low cost;
• Additional long-term finance will be 
made available to supplement cash 
reserves as and when required and that 
average interest rates and other costs of 
finance will not exceed an average of 6 
per cent, including lenders’ margin, during 
the period of this strategy;
• Average CPI at 2 per cent, and any year 
on year increase in gross unit cost will be 
offset by efficiency savings;
• Continued membership of the Source 
Development Partnership, as a means of 

securing grant-funded new-build homes, 
but only for as long as this remains a 
practical option;
• A flexible approach to tenures and 
rent setting, supported by criteria 
contained within the Association’s policy 
on such matters.

To supplement our development 
programme and in line with our plans 
for growth, VHA will continue to lend 
effective practical support to the IoW 
Council’s temporary housing strategy.  
While there remains an urgent need for 
such accommodation we will use our 
management experience and maintain a 
viable number of short-term leases with 
private landlords - under the Housing 
Association Leasing (HAL) initiative. 
Where necessary we may expect these 
to be subsidised by the Council in order 
to achieve a viable level of income for 
the landlord.

As always, we will keep our strategy for 
development under continuous review, 
to ensure that can adapt to changing 
circumstances.
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• 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 
IoW peers, i.e. Spectrum and Southern 
Housing Groups.

• Tenant Forum - We will continue 
to invest time and resource into 
strengthening the Tenant Forum, which 
remains a key vehicle to resident 
engagement and interaction.  

• Prudence and focus on delivery

We recognise that we must 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 - we 
invested heavily in 2015/6 to bolster our 
IT infrastructure. This involved a new 
mirrored server that provides the facility 
for rebuilding our system in the event of 
a disaster and also enables greater ease 
of remote access. We are also examining 
the potential of channel shift to increase 
value and effectiveness and of promoting 
digital inclusion as a means to tenancy 
sustainment and resident engagement.

• 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. As a local, 
community-focused housing association 
we depend on the relationships we 

CAPACITY AND QUALITY 
ASSURANCE

10
build with residents, communities and 
partners. Having well-trained, supported 
and innovative staff who are at the same 
time dedicated and properly motivated, is 
a pre-requisite of this approach. We are 
also clear that we need to invest in the 
right staffing structure that supports our 
ambition. However, we recognise that we 
need to deliver value for such investment 
and we will review this on a regular basis.  

• 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 already have 
successful arrangements in place 
with the IoW Council, Law Centre and 
Source Development Partnership. We 
will look to work much wider than this 
where arrangements are with compatible 
partners in situations that will benefit VHA 
and our residents. 
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• We will publish a 5 year planned 
maintenance programme covering the 
period of this Plan based on a completed 
stock condition survey 
• We will implement a programme 
of value/efficiency savings aimed at 
reducing our costs by £250,000 over the 
life of this Plan
• We will look to offset the effect of rent 
reductions, right to buy and leased 
property losses, on our revenue income 
by generating up to £400,000 worth 
of new rents through an increased 
property portfolio
• We will invest in our homes and 
communities in a manner aimed at 

KEY BUSINESS PLAN 
ACTIONS

11
delivering greater sustainability and 
reduced costs in the medium term.
• We will develop partnerships aimed 
at attracting additional resources and 
sharing operational costs.
• We are the Isle of Wight’s housing 
association
• We aim to provide and maintain 
excellent  homes that local households 
can afford
• We look to support financial and social 
independence amongst our current and 
future tenants
• We are community-based
• We are good partners to work with
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• Site of former Greenmount School, Newport Street, Ryde
   8 no. one and two-bedroomed flats for rent delivered by summer of 2016
• Site at Bouldnor, Yarmouth 
   4 no. two and three bedroomed houses for rent delivered by March 2017
• Site of former Bembridge Primary School
   13 no. two and three bedroomed houses. (4 for discounted sale) delivered 
   by March 2017
• Site off Ash Lane, Gunville, Newport (part of larger development)
   8 one-bedroomed flats and 4 two-bedroomed houses for rent delivered by March 2018
• Other identified sites to be confirmed
   Minimum of 8 houses for rent delivered between 2018 and 2020

APPENDIx 2 - PROJECTED NEW HOMES PROGRAMME 
2016 - 2020

APPENDIx 1 - PROjECTED SUMMARISED FINANCIAL 
STATEMENTS AND CASH FLOW 2016 - 2020 

UPDATED SUMMARISED FINANCIAL 
PROJECTIONS YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5

STATEMENT OF COMPREHENSIVE 
INCOME* 2015/16 2016/2017 2017/2018 2018/2019 2019/2020

£000's £000's £000's £000's £000's
TURNOVER
Rents receivable from Properties  2,050  2,110  2,210  2,210  2,205 
Less: Voids  26  35  40  50  60 

 2,024  2,075  2,170  2,160  2,145 
Service charges and other income  53  53  65  70  75 

 2,077  2,128  2,235  2,230  2,220 
Grant amortisation (under revised 
standards)*  85  90  90  90  90 

 2,162  2,218  2,325  2,320  2,310 
LESS EXPENDITURE
Management  450  445  460  470  480 
Maintenance, all categories other than 
component replacements *  292  295  320  330  340 

Services  56  60  70  75  80 
Property leasing (net of subsidy)  330  350  360  370  380 
Bad and doubtful debts  40  32  40  45  45 
Depreciation on housing units, net of 
component disposals*  350  360  360  370  380 

Other costs, net of sundry income  69  70  80  80  80 
 1,587  1,612  1,690  1,740  1,785 

 575  606  635  580  525 
Surplus on sale of properties purchased 
for sale (Bembridge)  -  50 

Surplus on sale of properties under Right 
to Buy  100  100  100  100 

OPERATING SURPLUS 
(under revised standards)*  575  756  735  680  625 

Extraordinary items
Investment and other income  19  16  15  15  15 
OVERALL SURPLUS  594  772  750  695  640 
Mortgage interest and utilisation fees 
payable  155  220  300  300  300 

 439  552  450  395  340 
Net transfers to designated reserves  438  551  449  394  339 
Transfers to General reserves  1  1  1  1  1 

OPERATING SURPLUS RETURN 
(under revised standards*)  26.60  27.32  27.31  25.00  22.73 
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APPENDIx 3 - PLANNED MAINTENANCE PROgRAMME 
2016 - 2020

HA Name Vectis SPBM 
lower Q

SPBM
median

SPBM 
upper Q

Satisfaction Satisfaction - overall 
services - GN 92 84 90 93.55

Satisfaction - quality of home - GN 92 81 87 90.45

Satisfaction - neighbourhood - GN 83 88 93

Satisfaction - VFM rent - GN 91 76.5 83 89.3

Satisfaction - VFM service 
charges - GN 60 67 82.5

Satisfaction - repairs and 
maintenance - GN 86 78 83.5 89

Satisfaction - listens to 
views and acts - GN 80 61.5 73 84.5

NPS GN 45 82 83.5

Ave re-let time - GN 23 34.7 22.5 12

Income 
Management % rent collected - GN 97.55 98.61 99.96 100.67

Current tenant arrears - GN only 2.91 4.45 2.96 1.84

Reactive maintenance % of total 42.79 65 48.29 31.71

Planned maintenance % oftotal 57.21 27.45 48.5 67.5

Operating Cost as % of Turnover 73.56 84.35 73.58 64.05

Ave weekly management 
cost per dwelling 19.82 25.65 19.82 17.12

Weekly investment per unit 23.48 20.04 29.71 35.36

Stock Condition 
and Asset 

Management

Percentage of tenants 
satisfied with repairs and 

maintenance based on repairs 
completion advice

94.4 97.71 99

% repairs completed 
within target time 94.15 97.82 99

Average Energy Efficiency Rating 72 69 72.1 75

Average Environmental (CO2) 
Impact Rating 70 66.31 71.2 75.7

% dwellings with a valid 
gas safety cert 100 100 100 100

Tenancy and Estate 
Management Number of lettings 13 30.5 64

Value for Money Weekly expenditure on reactive 
repairs per unit 6.68 6.15 8.29 12.17

Void losses - GN & HfOP 1.26 1.2 0.6 0.33

Figure 1 Comparison with 120 RPs with less than 1000 units - Provided by Acuity, 2015
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APPENDIx 4 - BENCHMARKING DATA 
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ContaCt us: 
Vectis Housing Association Limited

    01983 525985

     01983 529956

     enquiries@vectishousing.co.uk

     www.vectishousing.co.uk

D
es

ig
ne

d 
 b

y 
M

on
ik

a 
O

le
k 

- w
w

w
.o

le
km

.c
om


