
  

 

 

 

 

 

Value for Money Self-Assessment 2014/15 

 

We are committed to providing Value for money: 

• To do the right things and invest in the right physical and human resources at the right price 
• To do things right through economic, efficient and effective service delivery across 

everything we do 
• To understand where we are successfully delivering the right outcomes in the right way and 

to understand where and how we need to improve 
 

Welfare reform, cuts to public services, reductions in grant for building new homes, rent reductions 

and the Right to Buy mean that we have to not only generate more value from each pound but also 

demonstrate that value in cash and quality terms. 

 

SHAL’s purpose is providing homes for individuals and families with less income than most and, 

where necessary, assisting them to access, maintain and manage their homes.  

 

SHAL’s mission is to manage homes economically, efficiently, equitably and effectively and provide 

the best quality for the money within the region, delivering year on year improvements in value for 

money. 

 

SHAL’s approach to achieving our mission is to understand how we can best support people to 

support themselves, consider the environment, be a great partner, and be transparent and 

accountable to all our stakeholders. 

 

During 2015/16 the Board’s priorities again have value for money at their heart –  

1. A strategic review of purpose and mission 

2. A review of governance and risk 

3. A review of asset management, development and treasury management 

4. A review of Value for Money and cost drivers across the business 

5. Develop a customer engagement strategy 

6. Delivery of 45 new homes under the 2015/18 affordable homes programme 

7. Search for alternative office space to bring the SHAL team under one roof 

8. Prepare for FRS 102 

9. Review core policies and procedures including arrears and void management 

 

 

 



Outcomes of our Value for money commitments in 2014 

Last year was dominated by recruiting a new Executive Team and fighting attempts by a national 

property developer to restrict access to new homes we had built.  Whilst this impacted on the 

delivery of some key objectives we were able to make progress on a number of fronts. We 

recognise that we have not quantified the social impacts we have and this is something we want to 

develop carefully so that we use the information wisely for the benefits of the communities we 

serve. 

During 2014/15 we committed to a stock appraisal to understand stock condition, investment 

needs and financial performance in the long term. Now completed, the data is being used in 2015 

to revise the business plan and refresh the asset management and disposal strategy.  

We committed to pursuing fabric – first approaches to development and to bring in external 

funding for heating and insulation in ‘off gas’ areas like Woolavington.  These aims have been 

pursued during 2014 with further progress planned in 2015 along with partners Cenergist, npower 

and Sedgemoor District Council. SHAL introduced Building Better Lives to Sedgemoor District 

Council, a national organisation focused on establishing meaningful apprenticeships for young 

people in the construction of sustainable homes.  

We committed to drawing up a dashboard of measures to better inform Board about the cost / 

quality relationship to aid understanding of value for money in repairs and maintenance. This will 

be put in place from September 2015 and reported to the Board at the end of Quarter 3 of 

2015/16. 

We committed to undertaking a ‘systems thinking’ review of our void process. This was started in 

2014 with some changes made to our processes and with more planned in 2015. However, our 

average re-let time has deteriorated. We want to improve this at the same time as improving 

quality, cost, rent loss and tenant satisfaction. This is a key strategic priority for 2015/16. 

We committed to improving resident engagement. Whilst this did not go as planned – in particular, 

the tenants’ survey will be completed in 2015 and we need to develop our tenants scrutiny 

arrangements - we have been working with tenants in Woolavington, part of the Villages Together 

Big Local Project with Purition to improve community resilience in partnership with the police, 

Homes in Sedgemoor and Sedgemoor District Council. We are now the Trusted Local Organisation 

for the Big Local Project, Villages Together. The letting of our new homes in Harry Prowse Close in 

Nether Stowey also presented an opportunity to ensure that a strong and resilient community is in 

place despite the difficulties we have faced there.  

We committed to seeking a risk intelligent and commercial approach to innovation and social 

enterprise from 2016 onwards. The work we have started with Woolavington, Building Better Lives 

and in Lavers Oak, where we are working with South Somerset District Council to lease homes in 

order to retain them in the social housing stock, are all examples of this approach. 

  



Return on Assets measured against our strategic objectives 

Our strategic objectives are to:  

• Offer warm, comfortable, safe, affordable homes  
• Offer services which make people feel great  
• Promote cohesive, supportive, friendly neighbourhoods and communities  
• Promote resilience and independence through the right support when it’s needed   
• Attract resources for individuals, families and communities through partnership  
• Be a great employer of confident, happy, creative people  

 

During 2014/15 we spent: 
 

• £2.75m to build 25 new homes in Nether Stowey and West Huntspill an average cost of 
£110,000 per home 

• £12,500 commissioning a feasibility report on the provision of a community biomass heating 
system at Woolavington (this money will be recouped if the scheme goes ahead) 

• £0.41m on capitalised improvements including better heating and new kitchens and 
bathrooms 

• £0.56m on day to day repairs which included catch up on a backlog which had been created 
in 2013/14 

• £142,000 on improving the business, including improvements to our communication 
technology and our repairs service infrastructure 

• £89,000 on professional fees to review our financial controls and respond to the threat from 
a large national property developer to fence off new homes 

• £34,000 recruiting a new Executive Team following retirement and resignation 
• £15,000 on an Apprenticeship in the repair team 
• £8,500 on training including mentoring via HND and a CIOH qualification Level 3 
• £6,000 on resident engagement to understand concerns and priorities 
• £600 on improving the offices, creating a meeting and dining  room from old stores  

 

 
 

  



During 2014/15 staff spent time: 
 

• Working with the Bridgwater police, Homes in Sedgemoor, Somerset Rural Youth Project 
and Sedgemoor District Council to support the Community at Woolavington and the Villages 
Together Big Local Steering group following serious Antisocial Behaviour in the summer. This 
ensured that the situation was stabilised and residents engaged in creating the community 
they want in the future 

• Working with 7 vulnerable households alongside Family Focus to ensure that children and 
adults were safe and able to look after and keep their home 

• Reviewing our Health and Safety provision, including Gas Safety and Asbestos Management 
to ensure full statutory and regulatory compliance 

• Supporting 3 individuals who were looking to access employment after a time away from 
work to gain relevant experience. One went on to work for Knightstone and another works 
in the Care Sector 

• Planning and starting the Stock Condition survey 
• Representing the housing sector at the Mental Health Summit organised by the NHS 

Somerset Partnership 
• Litigating against a national house builder in the High Court and subsequently taking part in 

mediation to make sure we could let new homes we had built and reach a fair settlement 
with them and with the conveyancing solicitor’s insurance company 

• Reviewing our employee handbook to make sure it was up to date and legally compliant 
• Revising our operational and strategic risk register 
• Holding SHAL’s first full staff event at the new CAB offices 
• Quantifying our value for money gains - £33,209.36 mostly as a result of renegotiating prices 

and reusing or recycling items which were no longer required.  
• Introducing a new system of managing sickness absence. This has substantially reduced 

sickness in 2014 to 175 days a 50% decrease from 2013. 
 
 

 
 

  

Where the money goes….. 



 

    2014/15 2013/14 2012/13 
Total Value of Assets    £40.8m £41m  £32.2m 
Expenditure management  £383k  £407k  £389k 
Expenditure maintenance  £815k  £690k  £749k 
Investment in development  £2.75m £1.04m £1.67m 

Cost comparison 

Routine maintenance costs are well above the average. In 2014/15 we dealt with backlog repairs and 
introduced new systems to improve efficiency and productivity. Whilst we saw a deterioration in 
performance the Board expects its staff to improve performance during 2015 in terms of cost and quality 
of service.  

This year’s planned maintenance cost is just below the sector average. More planned maintenance was 
achieved this year compared to last year but the results of our 100% stock condition survey will give us a 
solid foundation in 2015 upon which to build a programme of works and a more cost effective approach to 
procurement and delivery in 2016.  

The Board has asked for improvement in the standard of homes which we re-let. There has been some 
improvement in 2014 and work will continue to make further improvements and to speed up the 
turnaround in 2015.  

Gas servicing continues at 100% compliance and will be put out to tender in 2015. 

We can and will do more to improve both the performance and the value for money of our repairs service. 
More work is needed on the cost / quality relationship of the service in order to aid our understanding of 
value for money and value for tenants and the business. 

OUR PERFORMANCE IN 2014 

House Mark 
Benchmarking – 

average 
2014/15 

SHAL 
 
 

2014/15 

SHAL 
 
 

2013/14 

SHAL 
2012/13 

Percentage of Tenants Satisfied with 
services overall 91 91.4 91.4 91.4 

Percentage of Tenants Satisfied with value 
for money for their rent 85 88 84.2 84.2 

Percentage of Rent Arrears net of Housing 
Benefit 3.49 3.7 2.77 3.3 

Weekly Operating Cost per unit £76.07 £66.44 £54.54 £54.91 

Operating Cost as % of Turnover 74 74 63 63 

Average weekly cost per dwelling on 
management £19.07 £19.13 £11.70 £11.46 

Average GN weekly gross rent £94.08 £94.08 £87.38 £83.83 

Average weekly cost per dwelling of routine 
maintenance £11.32 £15.45 £20.14 £21.10 

Average weekly cost per dwelling of 
planned maintenance £6.83 £6.18 £4.18 £6.77 

Percentage of repairs completed at the first 
visit 95 73 99.41 - 

Percentage of emergency repairs 
completed within target time 100.00 100.00 100.00 100.00 

Percentage of routine repairs completed 
within target time 97.00 83.00 91.68 91.00 

Average re-let time (calendar days) 24 27 6.90 6.68 



Rent arrears rose at the end of 2014/15 but we have made changes to the processes we use in 2014 and 
are confident that we will be able to improve this result in 2015. 

Our weekly operating costs and operating costs as % of turnover is below or on par with the average but 
saw a significant rise as a result of ‘one –off’ costs including investments in ICT, a repairs backlog and the 
recruitment of the new Executive Team. 

The next 12 months Commitments 

The Summer Budget of 2015 lay out some very clear challenges to Housing Associations. We are now 
working on understanding what this means for our long term business plan and how this impacts on our 
purpose and mission in the years ahead.   

In the past, SHAL has ensured it operates from a sound financial base and that it is able, with a high level of 
certainty, to deliver its commitments to its stakeholders over a long period. To that end it has recognised 
that a major financial exposure and risk is servicing its debt repayment. Our current treasury management 
policy fixes the interest charged on the debt to a level of 96% of the existing £15.8M of outstanding loans. 
The average rate charged is 3.40% with maturities of the fixes between 2021 and 2027.  

In the immediate future much is uncertain. Therefore the Board has tasked the Executive Team as follows: 

Reviewing cost drivers across the business and identifying savings to ameliorate cash flows 

Assessing the financial performance of our stock in the medium term and seeking the best strategy for 
maximising value from it whilst meeting organisational objectives 

Developing absolute and comparative costs for each of our services to demonstrate whether we are 
operating as efficiently and effectively as possible 

Reviewing treasury management  

Reviewing our pension arrangements 

Attaining the following: 

 3% reductions in repair costs 

 1% reduction in arrears 

 5% reduction in void costs 

 10% reduction in weekly operating costs 

 100% increase in value for money direct gains 

The Board knows that SHAL has a way to go with regards to demonstrating Value for Money as we would 
want to. We will continue to develop our capacity so that we can be transparently judged and held to 
account by stakeholders.  

 


