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1. Introduction
We are the only housing association of scale with its headquarters in North Yorkshire, and
we are a major employer in the area. We continue to work hard to maintain customers’ 
homes, develop new homes to meet local demand and support our communities in
everything that we do, and Value for Money (VfM) is an important means of measuring the
success of these. 

This report reviews the achievements (or otherwise) Broadacres has made in 2024-25 in
relation to VfM and highlights performance in relation to the key metrics (trends) required
by the Regulator of Social Housing (RSH) as well as our own measures for success. The
report incorporates our self-assessment, a requirement of the Regulator, and illustrates
our VfM achievements across the three themes of economy, efficiency and 
effectiveness.

This report represents an honest assessment of how we have spent our customers’ 
money, with performance against targets sometimes good and sometimes less so. We
have illustrated our VfM outcomes from the year 2024-25 through a series of case studies
which we believe have had positive and meaningful impacts on the lives of customers and
colleagues alike. We also report our targeted measures for future years, allowing a
comparison of this report with both future and past assessments. Where necessary, we
include action planning to improve on these measures.

2. About Broadacres Housing Association
Our ambition is ‘to be the best rural housing association in the country.’ 

Broadacres Housing Association (“Broadacres”) was established in 1993 as a council
house stock transfer from the former Hambleton District Council. Since then we have 
grown to:

 •  own and manage 6,983* homes across North Yorkshire. (*as at 31 March 
  2025)
 •  provide homes for rent, shared ownership and outright sale
 •  expand the range of services we provide to include our own property
  maintenance team, four extra care schemes, a women’s refuge, young
  homelessness accommodation and services for people mental health issues
 •  employ over 400 colleagues including 175 people within property 
  maintenance and a further 100 delivering care and support services.
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In a typical year we will spend approximately £40m, which makes us a significant
contributor to the local economy.







Our Operating Margin for the core business of social housing lettings increased to 25% in
2024-25, outperforming the latest peer group average of 23%. This reflects that resources
are efficiently deployed to deliver strong outcomes for customers through our core service.
The ‘overall’ operating margin has remained stable at 15%, which remains lower than our
peer group. However, this reflects our commitment to provide additional support and
services provided to meet the diverse needs of our customers. As we review our progress
through the period of the Corporate Strategy 2023-28, we will regularly review our
performance in this area and identify opportunities for improvement. 
 
During the year we invested £5.9m on capital improvements to our homes and £17.3m
building of new homes, compared to £8.4m and £24.3m, respectively, for the previous 
year. The resultant reinvestment metric is lower at 6.1% in 2024-25. In 2023-24 our
measure of 8.4% was higher than the peer benchmark of 7.1%.

Investment into sustainability, including energy efficiency and net zero targets, continues to
be a priority with £3.1m invested this year in energy efficient components which builds on
the £2.6m spent the previous year. As set out in our in Corporate Strategy 2023-28, this
path to improve energy efficiency in rural North Yorkshire is vital as managing climate
change is becoming critical as extreme weather events sadly becomes the norm. 
Temperature extremes, high winds and flash flooding are more regular and affect our
customers and their homes, leading to necessary costs of repair and prevention.
 
The financial impact of zero carbon policies will be a theme for the next twenty-five years,
but improvements to reduce energy waste have been put in place by Broadacres since
2018-19. We still expect all of our homes to be EPC C or better by 2028 against a
government deadline of 2030 and 85% of our homes currently meet this standard.

To maintain our investment in existing homes and the development of new homes, we
continue to review our borrowings, in line with our financial plan. Our net debt, which
reflects our borrowing less cash held, has increased from £192m to £206m. However,
given as this increase reflects the investment in our existing or new homes. Our gearing – 
the measure of our debt against our assets – remained at 50%. Sector comparisons in 
2023-24 aligned at 50%.

The chart below highlights all regulatory metrics and their past to present trends.
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Our Earnings before Interest, Tax and Amortisation (including major repairs spend)
interest cover, another key Regulatory Metric referred to as EBITDA (MRI) IC is again
lower than benchmarked peers for similar reasons to SHCPU being high. The EBITDA 
(MRI) IC measure is under pressure as we maintain delivery of the objectives from our
Corporate Strategy 2023-28 whilst prices and demands on us are higher. When we
compare the same years; 2023-24 Broadacres’ measure of 86% lagged the peer
benchmark of 150%, however, this measure increased significantly this year to 121%



Up to date benchmarking with comparators
 
Benchmark comparisons throughout this report utilise the audited and reported metrics
from a selection of similar sized rural housing associations and benchmarking clubs, such
as Placeshapers, for the prior year 2023-24. With the agreement of several neighbouring
RPs in the North East and Yorkshire, and accepting that latest numbers are likely to be
unaudited at the time of publishing this report, we are able to provide comparisons of the
regulatory VfM measures for 2023-24. These measures come from predominantly
comparable size and scale RPs.
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3. Economy

Regulatory Measure: Social Housing Cost per Unit (SHCPU) 

The total cost of our services by each home we manage. 

The high Social Housing Cost per Unit (SHCPU) reflects our continuing investment in
energy  efficiency as well as continuing compliance spend, improvements to existing
homes and repairs and capital works (kitchens, windows, roofs, doors etc.) to maintain
decent homes. Whilst we will continue to roll out our energy efficiency programme over the
coming years, with added impetus now utility costs are higher for customers, we are ahead
of the government’s target completion date and envisage these programme costs
plateauing and peers catching up with us. There is already evidence of the latter but
rising costs of components is affecting us all and we’re not seeing the flattening of this
trend we anticipated. 

Economy Metrics

Overall, our Strategy is about investment in homes, customers and communities and
this is reflected in our higher cost measures. Everyone at Broadacres believes we are
spending now to future proof our portfolio of homes as we embark on the journey to
achieve 100% Energy Performance Certificate (EPC) C or above by 2030. We still
believe we are at least 18 months ahead of many other housing associations in the
sector and will achieve this by 2028. Some of the comparative measures reflect this.
As we move forward with the Corporate Strategy (2023-28) our forecast spend on
these costs will begin to reduce, reflecting the prior periods of investment and our
homes will be more efficient for customers.

2027/28

£5,049

£1,305

£274

5.15%

Metric

SHCPU

Maintenance 
spend per unit

Cash per unit

Effective 
Interest 
Rate

Actual
2023/24

£5,583

£1,667

£143

5.17%

Peer
Comparison*
2023/24

£5,186

£1,936

£1,805

4.5% 

Budget/
Target
2024/25

£5,373

£1,714

£339

5.15%

Actual
2024/25

£5,445

£1,339

£646

5.17%

Budget

2025/26

£5,856

£1,568

£413

5.15%

2026/27

£4,858

£1,283

£279

5.15%
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These trends are represented in the following charts which compare our margins over the 
last 5 years relative to our peer group:

The following chart shows the trend for Social Housing Lettings (SHL) margin, where
Broadacres has seen sustained improvement.



Efficiency Metrics

2026/27

2.87%

19%

21%

168%

50%

£1,210

2.75%

2.50%

£32,986

Metric

Return on
Capital
Employed

Operating 
Margin
- SHL

Operating
Margin 
– Overall

EBITDA (MRI)

Gearing

Major Repairs 
spend per
unit 
(including
 capitalised)

Empty homes
available

Void losses

Debt per unit

Actual 
2023/24

2.18%

23%

16%

86%

50%

£2,216

0.7%

1.90%

£28,353

Peer 
Comparison*
2023/24

3.30%

23%

21%

150%

50%

£1,451

N/A

1.7%

£30,719

Budget
/Target 
2024/25

2.50%

28%

18%

130%

46%

£1,750

2.5%

2.90%

£23,500

Actual 
2024/25

2.40%

25%

15%

121%

50%

£1,834

0.7%

3.30%

£29,523

2025/26

2.73%

12%

20%

115%

51%

£1,898

2.50%

2.90%

£32,650

2025/26

2.96%

18%

22%

175%

50%

£1,103

2.70%

2.70%

£32,251

Budget
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Regulatory Measure: Gearing 

This measure shows how our borrowing compares to our assets (homes) and our degree
of dependence on debt finance.

This remained at 50% in 2024-25 and whilst being ahead of the budget, it is in line with our
peer group and represents no cause for concern. We are currently reviewing our treasury
strategy to build on the fundraising completed in 2024-25 to continue to reduce our cost of
borrowing to maximise investment available for our homes

Regulatory Measure: Return on Capital Employed

Our operating surplus to our total assets less current liabilities.

A measure of 2.40% compares to 2.18% for 2023-24 (peer comparators: 3.3%) and whilst
it has increased on the prior year the metric is below our target. Missing the target arises
from continuing our spend but not increasing the number of homes by as much as we
anticipated. Costs have, and continue to, increase but that doesn’t stop our spend as we
look to meet the demands of building new homes and stay on programme with investment
in existing homes. All of our expenditure falls within strictly controlled budgets and we
manage cost increases as best we can, but undeniably these will impact margins.

Regulatory Measure: Operating Margin

This measure reflects our surplus, or profitability, of total income over expenditure. 

Our margins have been impacted by increased supplier costs against our willingness to
continue investing and developing homes, all within our approved affordability criteria. Our
focus was to improve both Operating and Social House Letting (SHL) margin measures
and this has been achieved with varying degrees of success. Our SHL margin – a measure
of our core business of letting homes - has improved from prior years and whilst it is just
behind target it exceeds previous peer comparisons, illustrating our focus on existing
rental homes. As discussed above, the operating margin is lower given the impact of other
services provided to support customers. A recovery plan is to be agreed for this measure.

.
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Other Measures
Major repair spend saw a significant increase on the budgeted target for 2024-25,
explained by the ongoing higher prices of repairs, some significant major repairs occurring
in year and less units than we anticipated to spread the total costs across. Lost income on
empty homes (termed ‘void losses’) was above target - this relates to the timing of works
on homes being completed and handed back for customers to rent.

Debt per unit mirrors our gearing metric and has increased as additional loan facilities
have been agreed. This is higher than expected at the year end as handover of new
homes waited with £17m invested in homes under construction. This measure is expected
to increase as we continue through the Corporate Strategy 2023-28.
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