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1. Introduction 
 

The purpose of this Value for Money (VfM) Self-Assessment,  published by the Board of 

Management (the Board), is to clearly illustrate to Stakeholders how VfM is being achieved 

in Lincolnshire Rural Housing Association’s (Lincs Rural’s) operations.  

The Self-Assessment takes account of the Homes and Communities Agency (HCA) 
Regulatory compliance requirement to: 
 
(a) Understand the return on assets measured against the organisations objectives; 

 
(b) Provide absolute and comparative costs of delivering specific services; and  
 
(c) Evidence the VfM gains that have been and will be made, and how these have been 

realised over time. 

 

2. Conclusion on Delivery of VfM 
 
The Association’s ‘People Value Statement’ states ‘Our success is dependent upon the 
continuing professionalism, skill and commitment of each individual employee and their 
contribution towards a common goal through effective teamwork’. People make things 
happen and if they are not motivated, committed and organised, operations are not efficient, 
effective or economic. The Association has achieved Investors in People Gold in March 
2017 and made a commitment to Investors in Excellence.  
 
This VfM Self-Assessment provides evidence that informs the Board of Management’s 

overall conclusion that VfM had been achieved in delivery of the Corporate Strategy 

Objectives, as illustrated in the Annual Report for 2016 – 2017 (pages 20 to 22). 

 

3. Background 
 

Lincs Rural was formed on 22 May 1986 for the benefit of the community. Lincs Rural’s 

primary business objective is providing housing, accommodation, and assistance to help 

house people, and associated facilities and amenities. Also any other [charitable] object that 

can be carried out by a Society registered as a social landlord. (Rule A2).  

The Association does not trade for profit (Rule A3), and nothing is paid or transferred by way 

of profit to Shareholders of the Association (Rule A4). 

Lincs Rural has two principal business streams; housing for rent and shared ownership 

properties. Lincs Rural operates in small rural communities throughout Lincolnshire and in 

parts of Rutland and Kings Lynn & West Norfolk. The Association’s geographical area of 

operation extends over approximately 2500 square miles, however this is necessary as its 

market place is demographic, being small rural communities of less than 5,000 population. 

Lincs Rural understands rural people and specialises in working with sensitively balanced 

communities. Growth in the short, medium and long-term will be determined by small 

community needs and demands, and the organisation’s financial capacity. Lincs Rural’s 

housing stock is predominately new build, with a small number of refurbished properties and 

two grade two listed cottages.  
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The Association’s income is predominantly from domestic property rent, with less than half 
(approximately 40%) derived directly, or indirectly from local government as housing benefit. 
A small percentage of income received is from ‘feed in tariffs’ for electricity generated by 
photovoltaic installations on 115 of Lincs Rural’s properties.  
 
The Association is regulated by the Homes and Communities Agency (HCA), but is not ‘main 
stream’ regulated, having less than 1000 properties. 
 

4. What does VfM mean to Lincs Rural? 

 
The Value for Money Strategy (Appendix 1) defines VfM as the: 

‘Cost the organisation is prepared to pay for service quality that it determines to deliver to 

the right people within appropriate timescales, consistent with current Corporate Strategy.’ 

The Board uses rent and collateral at its disposal, together with strong leadership and 

governance, to deliver new and well maintained homes and services. The foremost 

important issue of the ‘return on assets’ for any business is the sustained maximisation of its 

income / rental stream. The Association’s rent recovery record over many years has been 

outstanding in this respect. Loss of any income is detrimental to future activity. Lincs Rural 

achieved a particularly high performance achievement for income recovery in the financial 

year 2016 / 2017 with just 0.68% arrears (0.31% current and 0.37%). This was achieved 

without evictions and little legal intervention. Management‘s skill in this respect has 

enhanced the social value of assets for tenants experiencing financial difficultly by not taking 

away their home, which would adversely affect families and their extensive networks. 

Instead opportunity for positive family relationships, health and well-being has been 

preserved. 

There were no empty properties at 31 March 2017, and during the financial year only 7 

weeks rent was lost through voids. However, it is acknowledged that despite this excellent 

rent recovery record the efficient, effective and economical use of income received is a key 

issue, which this report evidences.  

The Association seeks to maximise VfM in delivering financial, social and environmental 

returns by the provision of:   

1. Homes for those least able to afford to access home ownership or private rented 
accommodation, enabling families to remain in and contribute to their local communities; 
 

2. Good quality homes and services that ensure tenants enjoy their homes and wider 
neighbourhood; and 

 
3. Support and provide advice for tenants and the local community to access work and 

employment, to improve quality of life, life changes and opportunities. 
 
The Board is committed to providing VfM in delivering Lincs Rural’s Vision and Mission. The 
nine individual strategic objectives have been reviewed considering: initiatives; measures of 
success; financial benefits; progress; financial, social and environmental returns on assets; 
savings in 2016/17; and areas for future improvement. These issues are considered further 
in sections 6 to 11.   

 



Lincolnshire Rural Housing Association - Value for Money Self-Assessment 2016 - 2017 
 

July 2017 Page 3 
 

This Self-Assessment links returns and gains with the Corporate Strategy and the nine 

Strategic Objectives. It provides a ‘clear line of sight’ between Lincs Rural’s Strategic 

Objectives for Stakeholders to understand the financial, social and environmental return on 

assets. It provides information on absolute and relative costs, compares these to 

performance internally and benchmarks against appropriate organisations in the social 

housing sector. This analysis promotes continuous improvement by establishing where Lincs 

Rural performs well, and where the organisation needs to perform better. Quote by a leading 

VfM Consultant (Steve Smedley): ‘the Value for Money Self-Assessment should be a story, 

but not a fairy tale’.  

5. Lincs Rural’s approach to VfM 
 

Lincs Rural’s sustained viability and high quality governance is key to ensuring regulatory 

and funding covenant compliance, whilst maximum delivery of the Corporate Strategy’s 

Objectives. 

Lincs Rural’s VfM Strategy Seeks to Achieve: A continuous improvement in performance 
of running costs and use of assets, to deliver quality services rather than cheapest costs. 
Resources will be directed towards the Corporate Strategy for the next 5-years and 
customer satisfaction. 
 

The Board publishes, on an annual basis, a robust ‘VfM Self-Assessment’ detailing how VfM 

is achieved in delivering the Vision, Mission and Corporate Strategy, in accordance with the 
Values of ‘Innovative, Caring and Excellence’ (ICE). It enables Stakeholders to: better 
understand the ‘return on assets’ measured against the organisation’s objectives; sets out 
the absolute and comparative costs of delivering specific services; and evidences the VfM 
gains that have been and will be made. Alsohow these have and will be realised over time. 
 
The Board will ensure that there are robust approaches to making decisions on the use of 
available resources; understand the return on assets; and have performance management 
and scrutiny processes that are effective, efficient and economical. 

 
The Association has worked with Stakeholders to make the best use of resources to meet 
current and future tenant needs, and contribute to continuous improvement of services.  
 
Services and homes required by rural people in the future will be delivered by careful 
consideration of the organisations capacity without undue risk to social assets, part of which 
involve taxpayer investment. 
 
VfM is a leading objective within the Corporate Strategy for 2017 to 2022 (Appendix 2): 
‘Being a viable organisation, achieving value for money and seeking continuous 
improvement’. 
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6. Understanding Lincs Rural’s VfM Performance 

 
Regulatory Compliance Issue is to ‘Understand the return on assets measured 

against the organisation’s objectives’. 

The Corporate Strategy consists of three ‘Themes’ and nine ‘Strategic Objectives’. The 

‘Return on Assets’ and ‘VFM Gains’ is considered in this Section for each Strategic 

Objective, taking account of: 

(a) Initiatives; Measures of Success and Benefits; 
(b) Estimated Financial Benefits;  
(c) Financial Return on Assets; 
(d) Social Return on Assets; 
(e) Environmental Returns on Assets;  
(f) Savings in 2016/17; and 
(g) Progress and Areas for Future Improvement. 
 

The following provides a summary of the returns for each Corporate Strategy Theme, which 

have been scrutinised by the Audit Committee: 

‘To be well-governed, well-managed and anticipating change and opportunity’ the 

Association has:  

(a) Complied with regulation and legislation whilst contributing to the local economy; 
(b) Reviewed gas boiler supply and installation specification  saving approximately £1,000 

per install;  
(c) Maximised ‘back-to-back’ lettings (as one tenant moves out another moves in) resulted 

in just £737 rent lost due to properties being empty; 
(d) Achieved rent arrears for former and current tenants of 0.68% at the year-end; and 
(e) Directly employed local people retaining approximately £330,000 in the local community 

in the current year, £1.5 million over the next 5-years. 
 

‘To provide genuinely affordable rural homes’ the Association has: 

(a) Continued membership of the Blue Skies Consortium to actively seek new opportunities 
and grant funding support, which has provided economical specialist skills; 

(b) Continued engagement with Parish Councils to seek community-led development 
opportunities; 

(c) Purchased four section 106 properties for shared ownership; 
(d) Provided 427 homes at rent affordable for local people, with a 100% occupation rate at 

the year-end; 
(e) Installed new hybrid heat pumps in ten ‘off gas grid’ properties to assist with combating 

fuel poverty. The project was undertaken in partnership with the National Energy Action 
organisation, who contributing £90,000, in conjunction with the Association’s contribution  
of £10,000 (excellent VfM); and  

(f) Identified and installed additional insulation in three properties to improve thermal 
performance, lowering tenant utility bills. 

 
‘To be a tenant focused organisation, engaging with all stakeholders’ the Association 

has: 

(a) Provided support and advice to tenants on Universal Credit; 
(b) Invited feedback from the STAR Survey, which informed the Local Offer, issued to  

tenants in October 2016; 
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(c) Undertaken tenant engagement activities in the areas of maintenance, tenant 
membership of the Audit Committee, and Board of Management;  

(d) Recruited 27 tenant representatives during 2016/17 to provide support to elderly, 
vulnerable and new tenants; 

(e) Effectively used staff skills, which has enabled significant advances in the use of social 
media and improved the website for more interactive tenant communication;  

(f) Held a coffee morning for tenants with the aim of improving tenant interaction, also 
takingthe opportunity for National Energy Action (NEA) to provide tenants with advice on 
energy tariffs; and 

(g) Undertaken extensive lobbying by the Association’s Chairman and Chief Executive on 
the Housing and Planning Bill. 

 
Table 1 summarises the social, economic and environmental return on assets.  

Table 1 

Lincs Rural’s 

Activities 

Social 

Impact 

Economic  

Impact 

Environmental 

Impact 

The provision of 

Affordable Housing – 

renting existing and, 

shared ownership 

properties and 

development of new 

homes. 

Improves family life, health, 

education, and future opportunity. 

Meets some the high local 

housing demand in small rural 

communities.  

Affordable homes reduce 

rent arrears, management 

costs, and creates 

additional spending for 

the local economy. 

Energy efficient 

properties reduce 

heating costs and 

carbon emissions. 

Planned Maintenance 

and Improvement 

Works 

Improved health and well-being of 

tenants, pride in the community, 

and reduced anti-social 

behaviour. 

Quality homes in demand 

maximises rent recovery, 

minimises empty 

properties, reduces cost 

of social and health 

services. 

Improved energy 

efficiency, reducing 

carbon emissions and 

promotes 

environmental 

responsibility 

Support of local good 

causes 

 

The Board of Management 

supported a local food bank, 

mental health outreach service, 

and clubs to get vulnerable 

people socialising. 

Financial support enables 

services to continue that 

would otherwise close. 

The repairs completed at 

no cost help to maintain a 

quality environment for 

the services. 

The services are 

available locally 

reducing travel. 

Improved 

communication by 

email, social media 

and the website 

Convenient for tenants and 

increase in  satisfaction. 

Savings on stationery, 

postage and staff time. 

 

 

Reduces the amount 

of paper used, carbon 

emissions and 

promotes 

environmental 

responsibility. 

Responsive Repairs 

Service 

Repairs appointments are made 

where possible at the tenant’s 

convenience. Maintains high 

standards of property condition. 

The zoning procedure for 

completing jobs reduces 

labour and travel costs. 

The zoning procedure 

for planning jobs 

reduces emissions by 

grouping jobs to avoid 

additional travel. 

The use of 

Lincolnshire based 

Suppliers, 

Contractors and 

Consultants 

Builds close relationships with 

local businesses, and encourages 

the employment of apprentices. 

Stimulates the local 

economy and supports 

businesses. 

 

Reduces the amount 

of miles travelled for 

delivery and 

maintenance visits. 
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Financial Strength 
 
Turnover increased by £116,752 in 2016/17 from £2,245,097 to £2,361,849 as a result of the 
first tranche sales of four shared ownership properties. The calculations in Table 2 illustrate 
the rates of return using information contained within the financial statements.  These 
calculations cannot be readily benchmarked against other organisations, but they can be 
used to monitor internal trends. The overall financial strength continues to be healthy, and is 
in accordance with planned outcomes.  

Table 2 

 
Return on Capital Employed  

  
2017 

Variance 
17 / 16 

2016 2015 

  A Operating Surplus  (I&E) (Note 1) 1,029,744 +222,741 807,003 838,395 

      

B Operating Surplus  less interest 
payable (I&E) (Note 1) 

615,997 +219,644 396,353 442,006 

      

C Net Tangible Fixed Asset Value (BS) 
- Net Book Value after depreciation 
(Note 2) 

23,694,589 -119,237 23,813,826 23,979,206 

      

D Total Assets less Current Liabilities 
(Note 2) 

24,347,420 +123,357 24,224,063 24,246,874 

      

E Cost of Tangible Fixed Assets  
(properties only) - before 
depreciation (Note 3) 

28,833,759 +280,506 28,553,253 28,311,242 

      

  Operating Surplus / Assets (Row 
A/Row C) 

4.35% +0.96% 3.39% 3.50% 

 Operating Surplus less interest / 
Assets (Row B/ Row C) 

2.60% +0.94% 1.66% 1.84% 

      

 Operating Surplus / Assets less 
Current Liabilities (Row A / Row D) 

4.23% +0.90% 3.33% 3.46% 

 Operating Surplus less interest / 
Assets less Current Liabilities (Row 
B / Row D) 

2.53% +0.89% 1.64% 1.82% 

      

 Operating Surplus / Assets at cost 
(Row A / Row E) 

3.57% +0.74% 2.83% 2.96% 

 Operating Surplus less interest / 
Assets at cost (Row B / Row E) 

2.14% +0.75% 1.39% 1.56% 

Note 1 – Income and Expenditure (I&) - The surplus as shown in row A and B has increased when 
compared to 2015/16. The pension triennial valuation was undertaken and an additional £83,000 was 
included within the operating costs for 2015/16 to comply with the accounting standards. The Board 
considered and amended pension membership, which will produce savings of £11,000 over the next 5-
years. Significant savings will be realised from 2026/27 onwards of approximately £17,000 per annum. The 
2015/16 figures also included a number of large one off purchases such as Brixx business planning 
software, system upgrades, new website and telephone system. 
Note 2 – Balance Sheet (BS) - The decrease in asset value detailed in rows C and D is the result of 
property depreciation in accordance with the Financial Reporting Standards. 
Note 3 - The increase in cost of fixed assets in row E mainly relates to the acquisition of four Section 106 
properties.  
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7. Regulatory Compliance: ‘To provide absolute and comparative costs of delivering 
specific services’ 
 

The absolute cost of services and activities as a proportion of the average rent, 

benchmarked against previous years, provides an understandable format illustrated in 

Graph 1. Stakeholders are able to make VfM judgements using the internally developed cost 

comparison over time and consider whether this represents VfM.  

The movement in costs provide an overall view on where rental income is being used and 

enables a view on whether expenditure is being directed in the right areas. The governance 

view is that these comparisons do evidence that VfM is being achieved. An explanation of 

Graph 1 movement in costs is illustrated in the trend analysis below. 

Graph 1 

 

Note: These figures are indicative indicators, averaging out variable factors, and are not purported to be 

exclusively accurate financially. What however can be relied upon is the consistency of calculation, which 

enables accurate trend analysis across years 
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Trend analysis over the 3-years in Graph 1 

Responsive Repairs (also includes re-let repairs)  

The decrease in responsive repairs of £0.30 is mainly due to a reduced cost in re-let repairs.  

The number of property maintenance service operatives has reduced and the grounds 

maintenance is completed in addition to repairs and planned maintenance work contributing 

to the £0.30 saving. The Association works with tenants to ensure properties are maintained 

to the lettable standard and if at the end of the tenancy the agreed works are not completed 

by the tenant, the work is undertaken and recharged. 

 

Cyclical Maintenance 

The investment in PVC-u windows, doors, soffits and fascia, as opposed to maintaining 

existing timber products, has contributed to a reduction of £1.59 against 2014/15, and a 

further £0.98 compared to 2015/16. Cyclical maintenance costs have reduced, as from 

2015/16 the Property Maintenance Service completed works that were previously 

undertaken by external companies i.e. solar thermal and mechanical ventilation servicing. 

This is good example of cost savings, using internal skills and avoiding external profit 

margins. The electric tender has achieved savings on the average cyclical testing cost.  

 

Planned Maintenance & Improvements 

Planned maintenance and improvement costs reduced by £5.46. This is a result of the 

limited planned maintenance programme in place following the 1% rent reduction. Due to the 

reduced level of planned maintenance being undertaken the overheads allocated to this 

budget has also reduced as it takes less management time. The number of works instructed 

to external sub-contractors has reduced as these have been reallocated to the Property 

Maintenance Service. The number of external contractors being used has been reduced. 

 

Development 

Development costs increased by £0.68, which relates to additional overheads being 

allocated to this cost area, illustrating the additional focus on development now that the 

programme has increased over the next 5 years. The additional management time is 

required to ensure that the units within the development programme are delivered. 

Income Collection 

The same level of staff resource is being used on income collection. All members of staff 

have received training on Universal Credit to enable them to answer basic queries from 

tenants. Universal Credit is the Association’s number one risk and assisting tenants with the 

transition to Universal Credit will be a particular focus for the Association.  

 

Tenancy Management, Allocations & Lettings and Resident Involvement 

The cost of these activities have decreased due to 2015/16 having a share of higher 

administration costs allocated to budgets. This has included: launching a new website; 

additional internal audit work; purchase of a new telephone system and business planning 

software. These improvements were critical to achieving improved effectiveness and future 

efficiencies. Tenancy management and the provision of appropriate levels of service quality 

have been enhanced with the appointment of twenty seven tenant representatives to provide 

new, elderly and vulnerable tenants with additional support.  
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Loan Interest Payments and Surplus 

Loan interest payments have remained at the same monetary level as there have been no 

further new loan drawdowns or loans maturing in 2015/16. The surplus is reinvested into 

maintaining the high standard of properties and to fund future development. 

 

8. Peer and National Benchmarking –  
 

 ‘Acuity Performance Benchmarking Consultants’ have also compiled a set of ‘VfM key 

performance indicators (KPI’s)’, which provide comparative data of absolute costs and trend 

analysis from a broad range of housing associations. This enables further comparison 

against other similar associations (the Benchmark Group), and other small and large 

national organisations. Repairs and maintenance continues to be the ‘front of shop’ service 

judged most widely by tenants. Acuity have collated the following ‘repairs cost measures’ in 

Table 3 to provide a meaningful comparison repairs spend between organisations. 

 

Note 1 – The benchmark group consists of 14 small housing associations across the country 
Notes 2 & 3 – National benchmarking group for smaller housing associations and of all sizes 
Note 4 – Includes total cost of staff directly engaged in back office functions, including their national insurance, 

pensions and on costs, and all non-pay costs relating to overheads. 
Note 5 – This is intended to capture all other costs associated with repairs and maintenance (excluding 

overheads relating to direct labour operatives), including salary costs of staff involved in administering the 
maintenance service, NI, pensions, training allocated office overheads, travel, temporary staff, recruitment, 
stationary, IT, phones etc. 
N /A = Not Available at time of printing Annual Review 

 

 Table3 

Performance Indicators 
 

Lincs 
Rural 
2016/17 

 Median 
Of 
Benchmark 
Group 
Note 1 

Lincs Rural 
Rank 
In 
Benchmark 
Group 

Median 
Small 
National 
HA’s 
Note 2 

Median 
National 
HA’s 
Note 3 

1 CPP of housing 
management 

£267 ● £447 3
rd

 lowest £415 £275 

2 CPP of responsive repairs 
and voids 

£420 ● £571 Lowest £649 £706 

3 CPP of major and cyclical 
works 

£424 ● £580 5
th
 lowest £942 £1,405 

4 Overhead costs as a 
percentage of turnover 
(Note 4) 

18.88% ● 16.15% 4
th
 highest 14.70% 10.57% 

5 Reactive spend per 
property per week 

£6.25 ● £6.84 5
th
 lowest £8.4 N / A 

6 Cyclical maintenance 
spend per property per 
week 

£1.46 ● £3.33 2
nd

 lowest £3.42 N / A 

7 Major works spend per 
property per week 

£6.07 ● £8.15 6
th
 lowest £10.85 N / A 

8 Overheads (repairs) spend 
per property per week 
(Note 5) 

£8.37 ● £4.27 Highest £5.44 N / A 

9 Void works spend per 
property  

£0.26 ● £1.42 Lowest £2.01 N / A 

10 Other repairs spend per 
property per week 

£0.51 ● £0.26 Midway N / A N / A 
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A result of being a small specialist organisation, such as Lincs Rural, is that overhead costs 

are allocated across fewer units and the allocation varies between all Associations. The 

overheads (repairs) spend per property is the highest in the benchmarking group, this is a 

result of a reduction in the planned maintenance budget and therefore a smaller proportion 

of the overheads being allocated to planned maintenance.  

Table 3 illustrates that Lincs Rural’s overhead costs as a percentage of turnover is higher 

than the median, however compared to 2015/16 the Association has reduced the 

percentage from 19.87% to 18.88%.  

Overall the ‘Value for Money Indicator (VfMI)’ data in Table 3 illustrates the Association 

provides good value for money.  

The Acuity data in Table 4 illustrates that Lincs Rural also achieved good results during the 

year in many other areas, particularly retaining its ‘top spot’s in ‘properties occupied’, and 

having the lowest ‘rent arears’. This illustrates almost maximum use of properties, (the 

Association’s assets).  

Table 4  
Performance Indicators 
 

Lincs 
Rural 
Last 
Year 

Lincs 
Rural 
This 
Year 

 Median 
Of 

Benchmark 
Group 
Note 1 

Lincs Rural 
Rank 

In 
Benchmark 

Group 

Median 
Small 

National 
HA’s 

Note 2 

Median 
National 

HA’s 
Note 3 

Percentage of rent lost 
through dwellings being 
vacant 

0.02% 0.04% ● 0.35% Lowest 0.42% 0.61% 

Average re-let times – 
calendar days 

1.08 2.58 ● 17.00 2
nd

 lowest  17.00 19.73 

Rent arrears net of HB 0.49% 0.31% ● 1.24% Lowest 1.51% 2.23% 

Weekly operating cost per 
unit 

£61.82 £58.61 ● £70.50 2
nd

 lowest £85.40 N / A 

Average weekly gross rent 
(including Service charges) 

£93.44 £92.28 ● £101.06 3
rd

 lowest £100.57 N / A 

Average weekly net rent for 
a 3 bed property (excluding 
Service charges) 

£97.74 £97.34 ● £104.95 3
rd

 lowest £97.34 N / A 

Annual % increase in gross 
rent (exc new dwellings) 

3.62% -1.11% ● -1.00% 3
rd

 lowest 
 

1.00% N / A 

Rent Collected as a % of 
rent owed 

99.50% 
Note 4 

109.76% 
Note 4 

● 100.48% Highest 
Note 4 

100.00% 100.09% 

Tenants evicted for arrears 0.00% 0.00% ● 0.00% Joint lowest 0.00% 0.36% 

Average weekly 
management cost per 
dwelling  

£17.63 £14.80 ● £16.27 5th lowest £16.16 N / A 

Operating cost as a % of 
turnover 

61.29% 56.40% ● 67.70% 3
rd

 lowest 73.94% N / A 

 
Notes 1, 2 and 3 – As Table 3   
Note 4 – Will be affected by the timing of housing benefit payments 

 

 



Lincolnshire Rural Housing Association - Value for Money Self-Assessment 2016 - 2017 
 

July 2017 Page 11 
 

The benchmarking exercise also highlighted some improvement areas for Lincs Rural, as 
illustrated in Table 5. 
 
Performance indicators Lincs 

Rural 
2016/17 

 Median 
Of 
Benchmark 
Group 
Note 1 

Lincs Rural 
Rank 
In 
Benchmark 
Group 

Median 
Small 
National 
HA’s 
Note 2 

Median 
National 
HA’s 
Note 3 

Satisfaction – quality of 
home - GN 

62% ● 91% Lowest 89% 84% 

Satisfaction – VFM 
service charges - GN 

60% ● 77% Lowest 76% 71% 

 
Following the 1% rent reduction the Board made the decision to reduce the level of planned 
maintenance being undertaken which is likely to have impacted on the satisfaction levels for 
the quality of home. The Association is continuing to undertake stock condition surveys (20% 
of the properties per annum) to inform investment proposals where properties are found to 
be below the Association’s ‘Property Condition and Letting Standard’. 
 
The analysis of the STAR tenant satisfaction survey results found that the residents of the 
Pinchbeck and Wilsford development had a negative experience regarding snagging repairs 
by the Developer, which was found to have influenced the tenant’s opinion of the property 
quality overall and contributed to this disappointing result. 
 
The Association consults annually with tenants residing at sites with communal gardening 
areas. The lower than expected result will mean that as part of this year’s consultation 
exercise the Association will hold a meeting with the tenants and Tenant Representatives to 
discuss any issues relating to service charges and to identify improvements. This 
demonstrates commitment to providing tenants with the best possible service. Increased 
supervision of repairs and improvements will be undertaken to improve satisfaction in value 
for money for service charges. 
 
 
Cost per Unit 
 
The regulator defined a ‘headline social housing costs per unit’ measure to analyse Global 
Accounts cost data. This provides another comparator for VfM purposes and is made up of 
the following components: 
 

(a) Management; 
(b) Service charge costs; 
(c) Maintenance; 
(d) Major Repairs; and  
(e) Other social housing costs. 

 
The calculations exclude depreciation, impairment and bad debts which are sensitive to 
difference accounting policies and presentation of data within the financial statements. The 
Association’s overall cost per unit has decreased from 2015/16 to 2016/17 by £301. This is 
mainly a result of the reduced planned maintenance programme but also from savings and 
efficiencies achieved by the Association. 
 
Other costs per unit have increased from 2015/16 to 2016/17 due to an increase in the 
proportion of the Association’s overheads being allocated to development to illustrate a 
higher focus of staff time in this area. 
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9. Proposed VfM Improvements 

 
Table 5 below illustrates the proposed improvements from the 2015/16 VfM self-assessment 

against economy, efficiency and effectiveness, and links each of them to the Strategic 

Objectives. The table includes comments on performance and further improvements to be 

made.  
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  Aim     Performance    Improvements 

   

EC
O

N
O

M
Y

 

jk
gb

k 

Market test for office costs such as 

printer, advertisement etc. to further 

reduce operating costs. 

 

Negotiations with suppliers has reduced the 

cost of letterhead, diaries, name badges and 

board meeting venues.   

Reduce printing and stationary costs 

by increasing the use of technology. 

Continued improvement towards target 

SAP rating of 80. Continuing to seek 

financial support from external sources to 

improve energy efficiency. 

 

The Association received funding to install 

hybrid air source heat pumps in ten off gas 

grid properties improving the energy 

efficiency and reduce household expenditure. 

 

Consider further options to combat 

fuel poverty for the Association’s 

tenants. 

In 2016/17 involve a tenant 

representative in assessing the 

performance of the new Gas and 

Electrical Services Approved Contractors. 

Increase use of email to gather tenant 

feedback on services.  

 

A tenant has been involved in managing the 

electric and gas contracts, gathered tenant 

satisfaction and identified areas for 

improvement. An electronic user friendly 

version of the Quality Survey Form has been 

developed. 

Liaise with the newly recruited tenant 

representatives to improve 

communication and support provided to 

tenants. 

Brixx software is due to release a 

development module which will assist 

with appraisals. The cost and benefit of 

purchasing the module will be 

considered. 

 

Increase market testing for materials and 

tendering exercises for major 

components such as fitted kitchens. 

 

The software is available, however, the 

Association currently has a limited 

development programme and is using Blue 

Skies for development appraisals. 

Research IT options to provide a more 

digital service for tenants allowing 

tenant self-service.  

Price and specification of gas boilers have been 

reviewed saving approx. £1,000 per installation. 

 

Tender exercise has now been 

completed for materials and kitchens. 

A1 

A1 

A1 

B 

C 

C1 

C2 
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Ef
fi

ci
e

n
cy

 
Ef

fe
ct

iv
e

n
e

ss
 

Further work to prepare and identify 

tenants who will require support with the 

implementation of Universal Credit (UC). 

Staff training to be undertaken to 

improve knowledge and the level of 

support available for tenants. 

 

Report writer training has been undertaken to 

improve the quality of reports and make 

greater use of tenant data.                         Staff 

attended a seminar on Welfare Reform and 

informed improving assistance to tenants with 

basic queries. 

Develop an information pack on Universal 

Credit for tenants. 

Arrange home visits / information sessions 

to inform tenants of the impact of 

Universal Credit. 

Achieve Investors in People (IIP) Gold 

 

IIP Gold was achieved in March 2017. IIP Generation 6 and Investors in 

Excellence being adopted and progressed. 

Provide detailed appraisals for 

diversification for the Board to consider 

and approve in 2016. Contact LA’s and 

other partners to work proactively on 

partnering opportunities. 

 

The Focus Group considered a variety of 

diversification options. Two areas are being 

researched further – development of land 

already owned by the Association and market 

rent. 

Land owned at developments and Church 

Street are being assessed with designs 

instructed. Additional land opportunities 

for other tenures will be progressed. 

A closer relationship with North Lincs 

Council (NCL) leading to the procurement 

of six rural housing units. Attend Parish 

Council (PC) meetings to develop 

opportunities. 

 

Mini STAR survey to be completed in June 

2016/17 to measure improvement in 

tenant satisfaction with services. 

 

Engage organisations with similar 

strategic purposes to deliver projects that 

benefit local communities, deliver energy 

efficient affordable housing, support rural 

communities to achieve sustainability.  

 

Discussions are ongoing with Lincolnshire 

Community Land Trust (CLT) to evaluate 

opportunities for community led 

developments.  

The Association has engaged with Lincs 

Community Foundation. 

 

Mini survey has been completed and a 

summary of the results provided at the AGM, 

there was an increase in tenant satisfaction. 

Full STAR survey completed in 2017 and 

analyse results to identify areas for 

improvement. Results presented to 2017 

AGM. 

A good working relationship has been 

developed with NCL. Engagement made with 

several Parish Councils and LAs to identify 

further community led development 

opportunities. 

Twenty Eight Parish Councils have been 

identified as the priority to engage within 

2017/18.  

Consultation has begun with Pinchbeck 

CLT and Pinchbeck Parish Council. 

Lincolnshire CLT have proposed an 

opportunity and others will follow. 

A2 

B2 

C2 

A3 

B3 

C3 



2016/17 Efficiency Gains2016/17 Efficiency Gains2016/17 Efficiency Gains   

PV Installations 

produced income 

of £126,000 
and reduced carbon 

emissions approaching 

200 tonnes 

Regulatory Compliance: ‘Evidence the VFM gains and how these will be realised over time’ 

A project was undertaken with National Energy 

Action organisation who contributed grant of 

£80,000 to install new hybrid heat pumps in 10 

‘off gas grid’ properties 

The use of staff skills effectively has enabled 

advances in the use of social media and an 

improved website for more interactive     

tenant communication 

The Association has recruited 27 tenant representatives 

in 2016/17. This has improved communication between 

tenants and the Association and provides additional sup-

port to new, elderly and vulnerable tenants. 
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Use of Board member skills 

£80,000 

Back to back lettings 

£6,000  

Income recovery and 

proactive work with 

tenants around welfare 

benefits       

19,000  

Reviewed gas boiler specification 

saving £1,000 per installation 

£11,000 

Use of directly employed 

craftsmen saving in vat of 

£13,000 

Estimated Overall Savings for 2016/17 

Board and AGM venue costs reduced 

by a third 

£5,000 

Increased use of 

electronic  

communication  

with tenants and 

Board members 

£1,500 

TOTAL ESTIMATED  

SAVINGS  

£135,500 
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11. Adding Social Value 
 
The Association recorded its social value activities over a two week period illustrated in 
Table 6. The social value from these activities has been extended to an assessed annual 
value. 
 

Social Value Activity Outcome Value of 
Activity 

Source of 
value / 

workings 

Est. cost 
of time 
taken to 

undertake 
activity 

Home visit to complete housing benefit 
forms for a tenant who had just 
returned home from hospital and was 
unable to leave the house 

Able to 
pay for 
housing 

£8,974 HACT £135 

Completed a Discretionary Housing 
Payment form with a tenant and 
contacted Housing Benefit for them as 
they found it hard to deal with 

Able to 
pay for 
housing 

£8,974 HACT £60 

Informed a tenant who was having 
financial difficulties of discretionary 
housing payments and the claim 
process, which was later awarded 

Able to 
pay for 
housing 

£8,974 HACT £20 

Contacted a local food bank and 
arranged a food parcel for a tenant who 
was having financial difficulties, 
provided a local contact for continued 
support 

Able to 
obtain 
advice 
locally 

£1,474 HACT £60 

Referred a tenant to a Tenancy 
Sustainment Social Worker to assist 
them in maintaining their property to an 
acceptable standard 

Relief 
from 
depression
/ anxiety  

£39,302 HACT £100 

Referred a tenant to the Wellbeing 
Service and Occupational Therapist. 
Adult Social Care have provided 
telecare facilities 

Feel in 
control of 
life 

£12,310 HACT £60 

Referred a tenant to the Wellbeing 
Service who are arranging adaptations 
to be completed and a motorised 
scooter 

Feel in 
control of 
life 

£12,310 HACT £60 

A shower was installed in a property 
due to a tenant’s medical requirements 
– unable to bath 

Feel in 
control of 
life 

£12,310 HACT £540 

A member of staff contacted the 
Sensory Service regarding a vulnerable 
tenant’s hearing and eye sight. They 
have since visited the tenant and 
arranged for specialist equipment. 
Arranged hospital transport. 

Feel in 
control of 
life 

£12,310 HACT £80 

 
TOTAL for the two week period 
 

  
£116,938 

  
£1,115 

Assessed value of social activities 
for 2016/17 

  
£3,040,388 

  
£28,990 



Lincolnshire Rural Housing Association - Value for Money Self-Assessment 2016 - 2017 
 

July 2017 Page 18 
 

During 2016/17 the Association held a coffee morning to provide tenants with the opportunity 
to meet their neighbours, staff and Board members in a relaxed environment. The National 
Energy Action also attended to provide tenants with advice on energy tariffs. 
 

Social Value Activity Outcome Value of 
Activity 

Source of 
value / 

workings 

20 tenants attended, they were able 
to meet neighbours and find out 
about the New Life Centre which 
offers various services to local 
people 

Good 
neighbourhood 
Feel belonging to 
neighbourhood 

£41,080 
 
£78,380 

HACT 
 
HACT 

Advice was provided on energy 
tariffs by the National Energy Action 

Able to obtain 
advice locally 

£39,540 HACT 

 
Total Social Value of Activity 
 
Estimated Cost of Activity 
 

  
£159,000 
 
£440 

 

 
Other areas relating to social value for consideration are: 
 
(a) A competition for local community projects provided £3,500 over six projects in delivery 

of the Association’s vision and commitment for ‘Sustainable Rural Communities’. In 
2017/18 the Association will be engaging with the winners to assess the progress made 
with the projects and identify the social value achieved;  

 

(b) The Association provides housing at social, affordable and intermediate rents. Almost all 
of the Association’s homes have rent charges below the Local Housing Allowance 
achieving social value of £345,000 in 2016/17 (local housing allowance rates are based 
on private market rents being paid by tenants in the broad rental market area); 
 

(c) An additional four shared ownership properties provided tenants with home ownership 
opportunity; and 

 
(d) The Association provided paid work experience for two individuals. 
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11. Board assurance on VfM 
 

The Association’s has used the strap line ‘Quality Rural Living’ for many years, illustrating 

that VfM has been a primary focus for a considerable time. 

The Board has invested a significant amount of time over recent years to understand the 

VfM processes, Regulatory requirements, and what it means to the Association. Members 

have implemented enhanced scrutiny to ensure third party consideration of choice and that 

the value of outcomes from use of resource is checked, open and transparent.  

The Board’s VfM journey included the previous commissioning of Steve Smedley, a leading 

housing sector expert on VfM, to advise on the Association’s VfM Self-Assessment. Board 

member training and induction continues. 

The Board has previously acknowledged that the format of the Self-Assessment is not 

appropriate for various audiences. As a result of tenant consultation a summary version of 

the VfM self-assessment is published each year in the ‘Annual Review and Calendar’. The 

website (www.lrha.co.uk) and the ‘Tenants Matters’ newsletter also publicises the Self - 

Assessment. All stakeholders are provided with a full copy of the VfM Self-Assessment on 

request. This VfM Self-Assessment will be available to all Shareholders electronically 

following publication for the AGM on 14 September 2017. 

The Association’s delivery of VfM will be in accordance with the. Vision ‘Helping Sustain 

Rural Communities’ and Mission ‘To Provide Homes for Rural People in need’. The 

Board will continue to consider the various ‘measurement’ approaches being used in the 

sector, and will progress assessment proportionately and appropriately to monitor and 

improve service delivery.  

Ultimately the Board of Management ‘shapes’ the services provided to tenants, and 
will therefore carefully determine the use of available resources. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.lrha.co.uk/
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Appendix 1 

16.0 VALUE FOR MONEY STRATEGY 
 

16.1 Introduction  
 

16.2 Lincolnshire Rural Housing Association (the Association) and its Board of 
Management (the Board) are committed to the delivery of Value for Money 
(VfM) within resources available. 
 

16.3 The Board defines VfM as: Cost the organisation¹ is prepared to pay for 
service quality that it determines to deliver, to the right people within 
appropriate timescales, consistent with current Corporate Strategy. 
 

16.4 The Board’s VfM Strategy seeks to achieve: a continuous improvement in 
performance on running costs and use of assets², to deliver quality services 
rather than cheapest costs. Resources will be directed towards the Corporate 
Strategy for the next 5-years and customer satisfaction. 
 

16.5 The Board will publish, on an annual basis, a robust ‘VfM self-assessment on 
how VfM is achieved in delivering the Vision, Mission and Corporate Strategy. 
It will enable Stakeholders to: better understand the ‘return on assets’² 
measured against the organisation’s objectives; set out the absolute and 
comparative costs of delivering specific services; and evidence the VfM for 
money gains that have been and will be made, and how these have and will 
be realised over time. 
 

16.6 The Board will ensure that there are robust approaches to making decisions 
on the use of available resources, understand the return on assets²; and have 
performance management and scrutiny functions which are effective, efficient 
and economical. 
 

16.7 The Association will work with tenants and other stakeholders to make the 
best use of resources to meet current and future tenant needs and contribute 
to continuous improvement of services. 

 

16.8 Achieving VfM 
 

16.9 Services and homes that rural people need now and in the future are being 
delivered by careful consideration of Strategy, Risk Assessment, Assurance 
Management and the effects on the organisations economy, efficiency and 
effectiveness. 
 

16.10 The Corporate Strategy Matrix is incorporated into a VfM Action Plan. This is 
used by management to progress the achievement of VfM and is monitored 
by the Board. A quarterly Performance Management Report includes a 
Dashboard incorporating Key Performance Indicators (KPI’s). An annual 
Dashboard with further KPI’s is also used by the Board to monitor 
performance and VfM against Corporate Strategy. 
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16.11 The Board will use a ‘Zero-Based’³ budgeting approach every third year to 
planning and decision-making, supported in years 1 and 2 by use of a 
business case approach to major changes proposed.  
 

16.12 Use of the Association’s assets² and resources will be reported annually in 
the ‘VfM Self-Assessment’. It will illustrate how total annual income has been 
used, efficiencies achieved, effectiveness of application; and economies 
achieved. 
 

16.13 The application of resource at the Board’s disposal in the first instance will 
take account of fixed commitments: loan repayment; covenants; legal and 
regulatory compliance; and other overheads. The Board will require regular 
review of overheads. Available resource will respond to tenant and 
stakeholder engagement and subsequent expenditure for goods and services 
will follow establish good procurement practice based on efficiency, 
effectiveness and economy.    
 

16.14 To achieve VfM the Board will be responsible for: 
 

(a) Understanding the organisation’s assets²; 
(b) Being able to evaluate the return on assets²; and 
(c) Having a Strategy for optimising the future returns on assets², including 

appraisal of options measured against the organisation’s purpose and 
objectives. 

 

16.15 Monitoring, benchmarking and independent scrutiny are important functions in 
achieving VfM, and will be provided through a combination of methods 
including: 

 
(a) An efficient and effective management structure; 
(b) An advisory Audit Committee of three Board and  two independent 

members; 
(c) Internal and External Auditors;  
(d) Tenant scrutiny; 
(e) The Board and management’s comparison against available and 

relevant social housing sector data / performance.   
 

¹ Organisation is this context defined as the Board and staff operating in due regard to the 
Association’s current and future tenants.  
 
² Assets are the historical costs of ‘Tangible Fixed Asset’ prior to deduction of ‘Social Housing Grants’ 
included within the last audited Financial Statements. Return on assets will consider financial, social, 
and environmental issues and be benchmarked across the sector. 
 

³Zero-based budgeting requires every budget heading to be independently considered and approved, 

rather than being only percentage or incrementally changed.  The zero based process makes no 
reference to previous levels of expenditure. Budgets are evaluated thoroughly, commencing with the 
‘Zero-Base’.  Budget challenge is increasing or decreasing the commitment of valuable resource to 
activities. This replaces the traditional incremental budgeting where managers justify variances based 
on previous years, and the assumption that the "baseline" is automatically approved. 
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Our Vision is:  Helping Sustain Rural Communities 
 

Our Mission is: To Provide Homes for Rural People in Need 
 

 
Our Strategic  
Themes for  
2017 to 2022 are: 

A 
 

To be well-governed, 
well-managed and 

anticipating change and 
opportunity 

 
 

B 
 

To provide 
genuinely 

affordable rural 
homes 

 
 

C 
 

To be a tenant 
focused 

organisation, 
engaging with all 

Stakeholders 

 
   

1 
Economy by: 

 
Being a viable 

organisation, achieving 
value for money and 
seeking continuous 

improvement 
 
 

 
Providing rural 

homes to suit the 
demand of local 

people  
 

 
Achieving 

promises to 
tenants, delivery 
of the Local Offer 
and adding social 

value to local 
communities 

 
 

    

2 
Efficiency 
through: 

 
 Maximising income 

 
 
 
 
 
 
 

 
Maximising 

delivery of rural 
homes that local 
people can afford 
and diversifying 
into new areas of 

business 
 

 
Maintaining 

acceptable levels 
of tenant 

satisfaction and 
seeking 

continuous 
improvement 

    

3 
Effectiveness in: 

 
Independent assurance, 

regulatory and 
legislative compliance,  
and excellence as an 

employer 

 
Sustaining 

tenancies and 
supporting tenants 

to stay in their 
homes 

 
Communication, 

Stakeholder 
engagement / 

participation  in 
key organisations 

and lobbying 
 

 
 
 


