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What Value for Money means to T & D

We are committed to delivering excellent Value 
for Money to our residents and communities, 
now and as part of our longer term plans. This 
is one of T & D’s core values and is integral to 
our priorities of Transforming Homes, Lives and 
Neighbourhoods.

We aim  to drive ongoing Value for Money  
by making informed financial and operational 
decisions. This means spending the money  
the business makes wisely, and having regard 
to the three E’s;

Economy, Efficiency and Effectiveness

2016/17 was a challenging year in many ways, 
we face both a ‘national housing crisis’  and a 
fundamentally changed operating environment 
post the July 2015 Budget. For the sector as 
a whole the challenge is to continue to deliver 
quality homes and services at a time when our 
rental income stream is declining.

T & D has responded with a Business Plan 
based on reducing our operating costs by 
£4.5m in the period to 2021/22. Our view 
remains that true value is not simply about 
cutting costs, it is about choosing to invest in 
the homes and services that offer a long term 
return for the business, our customers and 
wider stakeholders.

Our business 
performance
T & D have performed well 
over the last 3 years in 
comparison to the sector 
as a whole. In 2015/16 our 
headline social housing cost 
per unit was £3,267 — this 
compares to the sector  
median of £3,570.

We delivered total 
savings of £1.7m  
which included: 
£761,000
Savings from bringing the repairs  
service in-house together with 
improved customer satisfaction 

£435,000
Asset Management savings

£441,000  
Estate & Service contracts  
re-negotiated and reduced  
tenancy related costs

Did we deliver 
VfM in 2016/17?

T & D. Value for money in focus T & D. Value for money in focus

Return on our Assets

Transforming Homes is one of our corporate 
priorities and we have set a consistent quality 
standard for our continued investment in 
stock improvement works. We have ensured 
that all of our homes meet the Decent Homes 
Standard and where possible exceed this.

Our properties are subject to a rigorous 
modelling process to establish their economic 
and social performance. A stock condition 
survey underpins our modelling which informs 
how we invest our resources. Options for 
homes that generate lower financial returns 
are assessed and may be addressed through 
further redevelopment, asset disposals or 
additional maintenance spend if considered 
appropriate.

Adding value

Delivering new homes - over the last 5 years 
a £44m capital programme has delivered 517 
new properties and we are aiming, with  
a £133m capital programme over the next 
7 years, to deliver a further 1,700 homes.

Transforming lives - T & D are committed to 
improving the lives of our residents, supporting 
them directly and indirectly. 

Service performance  - we actively benchmark 
our management, maintenance and resident 
involvement performance against industry 
comparators and look to improve performance 
where it has dipped or where it falls outside of 
”good performance/low cost”.

Management  
Cost Per Unit
T & D are currently £218 
per unit lower in their cost 
than the sector median 
and £31 per unit lower 
than the peer group.

Operating margin 
Our operating margin is  
28.6% which is in line with  
the sector.  For T & D  
this represents a strong 
improvement of 6% over the 
last 3 years from 2013-2016.

T & D saved £1.7M  
in 2016/17 
of which £761K resulted 
from bringing the repairs 
service in-house. We are 
forecasting further savings  
in total of £1m in 2017/18.

T & D has a very 
strong interest cover 
performance
This is crucially achieved 
by having a lower average 
effective interest rate on our 
funding than the average 
rate of our peers.

VfM Summary VfM Summary
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Assets 

Savings on asset management 
of £400,000 

£400,000
 
Overheads

Efficiency savings of 

£181,000
Closure of LGPS pension scheme
Savings  

£202,000

2017/18 Priorities 

The board has looked closely at the current 
operating environment and its ambition to 
accelerate its programme of building new 
homes. 2017/18 will see some further stretching 
targets as we maintain our focus on value for 
money efficiency savings.

We are forecasting savings of £1m  
which include: 

T & D. Value for money in focus T & D. Value for money in focusVfM Summary Conclusion

“T & D is passionate about VfM.  
This does not necessarily mean least 
cost but that we are focused on 
meeting customer needs in the  
most cost effective way. We deliver 
this by embedding a VfM culture in 
the organisation. We are continually 
looking for opportunities to do  
things in different ways that have  
the potential to both save money  
and improve our service offering”

Mark Lewis

4
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Mark Lewis – Chair Gary Middleton – Senior Non-Executive 
Director & Value for Money Champion 

We are committed to 
delivering excellent 
Value for Money to 
our residents and 
communities, now  
and as part of our longer 
term plans. This is one of 
T & D’s core values and 
is integral to our 2022 
strategic priorities  
which are:

Value for Money Report What Value for Money means to T & D 

“T & D is passionate about VfM. This does not 
necessarily mean least cost but that we are 
focused on meeting customer needs in the 
most cost effective way. We deliver this by 
embedding VfM culture in the organisation. We 
are continually looking for opportunities to do 
things in different ways that have the potential 
to both save money and improve  
our service offering.”

“We continually gauge our progress by 
benchmarking our costs and margins against 
the social housing sector and by testing 
customer satisfaction levels.”

“Ultimately by providing true VfM, we aim   
to generate annual cash surpluses that enable 
us  to deliver on our key objectives including 
investing in new homes and also in our existing 
housing stock.”

Transforming 
Neighbourhoods
Encouraging 
communities to thrive 
in neighbourhoods that 
are safe, clean, enjoyable 
places where people are 
proud to live and work.

Transforming Lives
Providing customers with 
opportunities to reach 
their full potential and feel 
part of the community.

 

Excellence
Striving for excellence 
and Value for Money in 
everything we do.

Transforming Homes
Providing desirable homes 
that are energy efficient, 
safe and secure; meeting 
people’s needs now and in 
the future.

6



8

The Board takes its long term stewardship role very seriously, 
our focus is on our forward plan, as well  as the here and now. 
T & D is committed to ensuring we generate robust surpluses 
- to build quality new homes, to protect investment in our 
existing homes and services, and to ensure we are in a strong 
position to manage future risks.

2016/17 continued to be a challenging year, we face both 
a ‘national housing crisis’ and an operating environment 
which sits against the backdrop of political and economic 
uncertainty.

For the sector as a whole the challenge is to continue to 
deliver quality homes and services at a time when our rental 
income stream is declining. T & D has responded with a 
Financial Plan based on reducing our operating costs by 
£4.5m in the period to 2021/22. Our view remains that true 
value is not simply about cutting costs, it is about choosing to 
invest in the homes and services that offer a long term return 
for the business, our customers and wider stakeholders.

We aim to drive on-going Value for Money by making informed financial  
and operational decisions. This  means spending the money the business 
makes wisely, and having regard to the three E’s:

Planned reduction in our operating costs in the period  to 2021/22. 
The savings are being progressively introduced as follows:

2017/18    -      £1m 
2018/19 -      £1.2m
2019/20 -      £1.4m 
2020/21 -      £0.4m
2021/22 -      £0.5m  

T & D. Value for money in focus

Economy
Costs, financial and 
social returns and how 
we contribute to social 
and environmental 
sustainability

Efficiency
Simple, easy working 
relationships and 
timeliness to support  
our right first time 
approach 

Effectiveness
Performance and 
satisfaction with delivery 
of homes and services to 
agreed quality standards 

£4.5m
savings

£1m of the savings are being found in Routine 
& Planned Maintenance partly by bringing the 
repairs service in-house. In addition, £2.5m will 
come from management costs as a result of 
further overhead efficiencies and the closure 
of the Local Government Pension Scheme.

9

The three E’s
Financial plan
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T & D. Value for money in focus

      

We know that Value for Money is important for our customers. We work with them, listening 
to their views on how to improve what we do. For example, improving the standard of our 
estates has been a priority and we have invested in this area over recent years; improving 
energy efficiency and providing employment support have also featured as high priorities.

The Board has approved this document and other reports in relation to VfM.

Board Executive 
& staff

Strategic 
Priorities

Strategic and 
Financial Plans

Board Review 
and Final 
Approval

VfM 
Approach

Customers

Our Strategic Approach

The Board has ultimate responsibility for the delivery of Value for Money. Understanding 
the priorities of current and future customers is a key part of our decision making.  
A strong focus on priorities and performance are critical to our success, as we come  
to terms with the impact of the rent reductions. The framework the Board uses to  
inform its  decisions includes:

Tenant Scrutiny 
Forum
Comprised of residents, 
it monitors performance, 
service standards and 
prompts improvements. 
It also influences business 
planning and learning 
from customer complaints.

STAR surveys 
Customer perceptions  
of the service we provide 
and customers’ priorities.

Benchmarking
We compare our 
efficiency through cost 
comparisons with the 
sector and peer housing 
association data.

Resident involvement  
and empowerment 
Feedback from informal  
and formal engagement.

Residents are included 
in procurement panels 
helping to set the 
qualitative standards, 
priorities and weightings 
given to tenders and the 
design and development 
of schemes.

VfM Working Group
This staff group brings 
together managers 
across the organisation  
to prioritise and embed 
VfM activities throughout 
the business.

10

We embed and deliver VfM as shown in the diagram below: 
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T & D. Value for money in focus
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We aim to maintain the operating margin and to  
make savings in our overall operating costs.  At the 
same time the Board seeks to achieve sustained or 
increasing levels of customer satisfaction, in particular 
the satisfaction with our overall service. Achieving  
both cost and quality measures demonstrate clear  
Value for Money.

T & D. Value for money in focus

In approving the Strategic Plan, the Board sets high level targets 
for efficiency gains and service improvements each year.

Setting priorities and 
measures of performance 

T & D have performed well over the last 3 years in comparison to the sector as a whole. In 
2015/16, the latest available data, our headline social housing cost per unit (CPU) was £3,267. 
This compares favourably to the sector median of £3,570 (source: HCA Global Accounts) 
and our peer group* average of £3,406. The CPU is expected to fall in 2016/17 due to the 
savings generated by bringing the repairs service in-house. The following charts show our 
performance in managing the constituent elements of this measure and our forecasts of 
how we will continue to ensure best value.  
*Our peer group for this analysis is: 
Accord HA, Aspire Housing, Cheshire Peaks & Plains, EMH, Moorlands Housing, Nottingham Community HA, Rooftop 
Housing, Severnside Housing, South Shropshire HA, South Staffordshire HA, Stafford & Rural Homes, The Wrekin Housing 
Trust, Trident HA, Waterloo HA, Weaver Vale Housing Trust, West Mercia Homes and Wulvern Housing.

T & D are currently £218 per unit lower in their Management Cost per unit than the sector 
median and £31 per unit lower than the peer group.

The 2016/17 CPU has increased slightly due to a management restructure and closure of the 
LGPS pension scheme. T & D are forecasting a reduction in the management cost per unit by 
2021/22. This will be achieved by maintaining management costs at relatively stable levels 
whilst housing stock is projected to grow by 22% over the next 5 years.

Management Cost Per Unit (CPU)

Sector Median

Peer Group

T & D - Actual

T & D - F’cast
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T & D are budgeting to save £1m on Routine and Planned Maintenance without reducing 
the quality of our stock and our service to customers. In 2015/16 we increased planned 
maintenance whilst In 2016/17 the repairs service was brought in-house generating savings of 
£761k per annum. Further reductions are planned due to the painting and fencing programme 
being ahead of schedule.

Our operating margin is 28.6% which is inline with the sector but below our peer group.  
For T & D this represents a strong improvement of 6% over the 3 years from 2013 to 2016.  
T & D are forecasting an operating margin of 26% by 2021/22. This reduction is attributable 
to the cumulative impact of the annual 1% rent reductions which will affect the entire sector.

T & D is performing in line with the sector on Major Repairs but is higher than our peer group 
due to past investment in Ground Source Heat Pumps (GSHP) which has reduced in 2016/17 
and thereafter.

Routine and Planned Maintenance CPU

Major Repairs CPU

Sector Median

T & D - Actual

Peer Group

T & D - F’cast
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T & D . Value for money in focus
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T & D has a very strong interest cover performance as illustrated in the EBITDA MRI graph 
above. This ratio shows our ability to pay interest on the loans we borrow. This is crucially 
achieved by having a lower average effective interest rate than the average rate for the sector. 
Under this measure it is beneficial to exceed the sector averages.

Earnings before interest and tax, depreciation 
and amortisation major repairs included

We know that the generation of 
sustainable surpluses is crucial to 
our capacity to build quality new 
homes, to protect investment in 
our existing homes and services, 
and to ensure we are in a strong 
position to manage future risks. 
Our aspirational development 
programme will require additional 
financing to be in place and this 
will impact on the surplus going 
forward. We are using our excess 
borrowing capacity to deliver more 
new homes whilst ensuring there is 
significant covenant headroom.

28.6%
Operating margin

(rising to 30.9% in 2016/17)

EBITDA MRI

Sector

T & D - Actual

T & D - F’cast
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Transforming Homes is one of our strategic priorities and we have set a consistent  
quality standard for our continued investment in stock improvement works. Since 2010 
we have ensured that all of our homes meet the decent homes standard. We believe 
that effective and active asset management results in homes meeting the needs of our 
customers. This ethos is further supported by an intelligent data system and sophisticated 
modelling tool that enables us to:

 
•  identify the best performing properties and conversely highlight  

the less well performing

• Provide excellent housing and support services

• Invest in homes and neighbourhoods

• Improve financial strength and sustainability

We are looking carefully at 
the options for homes that 
generate lower financial 
returns to make sure that 
we understand the causes 
of the poorer performance, 
and to explore options for 
improvement. Priority in 
terms of action will vary 
depending on whether stock 
that performs poorly on a 
financial basis is located 
within areas that we consider 
positive and sustainable from 
a social perspective

 
30 Yr NPV per unit Performance  No. of Units % Units Total 30 Yr NPV NPV per Unit 
      Description 

Below £0 Poor 23 0.4% -£3,068 -£133

£0 - £15,000  Marginal 1,931 34.3% £21,912,380 £11,348

Above £15,000   Good 3,673  65.3% £96,771,497 £26,a347

Total   5,627  100% £118,680,809 £21,091

Poor:
Current options appraisals are focusing on our 
sheltered stock and this year Sycamore Court  
(23 units) will be redeveloped with other marginal 
performing sheltered schemes being addressed  
in the next 5 years.

Marginal:
Our approach is to continue to look at those 
properties where performance is negative or 
marginally positive and decide on a strategy for 
each. This may include redevelopment, targeted 
disposal or potential reinvestment.

We are also committed to designing 
energy efficient homes and to “retro fit” 
where financially viable schemes such  
as our External Wall Insulation and  
Ground Source Heat Pumps.

Stock performance is updated annually in a 
way that strengthens the Strategic Plan and 
contributes to meeting T & D’s wider policy 
objectives around Transforming Homes, Lives 
and Neighbourhoods.

Overall, as shown on the next page, our asset 
performance is strong with a mere 0.4% 

of properties showing a negative financial 
performance. The 30-year NPV of T & D’s 
tenanted housing stock of 5,627 units stands 
at £118.6m, equivalent to an average of 
£21,091 per unit. In general our NPVs compare 
well with regional benchmarks in the East 
Midlands as provided by Savills.

5 Return on our Assets

As part of our VfM strategy,  
we are able to assess the 
relative financial performance 
of our housing stock.

T & D . Value for money in focus
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Our asset management strategy supports VfM as it helps us to:

21

T & D . Value for money in focus

Proactive asset management is a key 
contributor to our strategic priorities 
of transforming homes, lives and 
neighbourhoods.

Improve the capacity 
of our Strategic 
Plan by setting long 
term plans for the 
improvement and 
repair of high quality, 
affordable homes.

Address regeneration 
needs to improve 
the sustainability of 
neighbourhoods.

Improve 
communication 
between T & D 
and tenants and 
leaseholders by 
demonstrating 
the reasons for 
investment decisions.

Release resources for 
new development.

Deliver a good return 
on social housing 
assets, where 
investment delivers 
an increase in value 
(social and financial) 
over time.

Ensure money is 
spent effectively and 
efficiently.

20
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Despite the challenging operating environment and cuts to public services,  
T & D have continued to invest in the provision of much needed new homes.

We have adapted our development programme to take account of changing 
customer needs and the reduction in grant funding available for new 
developments. Our programme of delivery is focused on providing new 
affordable homes for rent and sale and is a mixed portfolio of both Section 106 
sites and traditional “land and build” projects.

£133million
Our current strategic plan shows delivery of 1,700 units 
over the next 7 years. The Board’s ambition is to reach 
10,000 units over this period from the current level 
5,828, through a combination of development, stock 
acquisitions from other associations, and joint ventures.

23

T & D are committed to improving the lives of our 
residents, supporting them directly and indirectly. 
Notable successes for this year include:

7 
Apprentices recruited

T & D . Value for money in focus

Customers helped 
directly into work and a 
further 300 supported in 
preparing for work.

44
Vulnerable families and 
young people supported 
with key life skills.
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Occupational therapy 
referrals received

Volunteers engaged in 
community activities 
improving our 
neighbourhoods.

7 148235
£134,000 on 148 property  
adaptations for disabled 
residents.

Adding value – using our capacity, 
delivering new homes 

Adding value –  
transforming lives

No’s Delivered - £44m Programme - £133m
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Benchmarking 

We continue to actively benchmark our 
management, maintenance and resident 
involvement performance. In 2016/17 T & D 
decided to change the benchmarking partner 
to ‘Vantage’, the main reason for this was 
outputs are transparent, timely and simple 
to compare against named RP’s. We are 
reviewing the outcomes for 2016/17 and will  
be attending meetings with other associations 
for further discussions and analysis.

We continue to focus on lettings and ways to 
improve the re-let time. In 2016/17 the re-let 
time has reduced to 22.2 days compared to 
24.8 days in 2015/16.

The repairs service was brought in-house in 
2016/17. Not only has it achieved significant 
savings of £761k, customer satisfaction has  
also increased from 96.45% to 99.53%.

25

T & D . Value for money in focusAdding value – service  
performance improvements

Adding value – service 
performance improvements

Our performance and ‘cost per 
property’ (CPP) indicators compare 
favourably with other providers 
nationally, and with our peers.

24
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T & D. Value for money in focus

A summary of our performance in 2016/17 is shown below.:

This  data is collected by Star / Status surveys every 3 years on behalf of T & D. 
The last survey is 2016 and the table above reflects this.

% of General Needs Customers satisfied with landlord services

  Lower Quartile

  Median

  Upper Quartile

  T & D 

Overall Satisfaction %

94

92

90

88

86

84

82

80

78

76

82

85

89

92
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Project Description Target Actual
 saving   saving
    
In-house Repairs Service £350,000 £761,000
    
Asset Management £100,000 £435,000  
   
Estates & Service Contracts £218,000 £305,820  
   
Pay rise limited to 1% £50,000 £50,000 
 
New Grounds Maintenance
contract £15,000     £135,080 
 
Digital Improvements £42,000  £44,000 
    
 £775,000 £1,730,900 
    
New homes (units) 147 156

Did we deliver VfM in 2016/17?
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T & D. Value for money in focus
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Forward plan priorities Targets for 2017/18 onwards

The operating environment has become ever more challenging with political 
and economic uncertainty following the Brexit referendum. The shortage of 
affordable housing remains acute, however, and in response the Board has 
committed to a substantial increase in the development of new homes, with 
1,700 planned over the next 7 years.

Economic pressures, particularly the cumulative impact of the annual 1% 
reduction in rent, continue to affect operating margin and net surplus.  
The Board remains committed, therefore, to ensuring that T & D continues  
to drive Value for Money efficiency improvements.

We will look to expand our in-house repairs, offering it as a service to other 
associations and organisations as a means of generating further savings and 
income.

Following a period of consultation with staff, the decision was taken to close 
the Local Government Pension Scheme with effect from 1st April 2017. This 
will reduce the risk that pension liabilities continue to grow at the rate seen in 
the past and will also reduce payments by T & D into  
the scheme by £200,000 per annum.

We will also continue to focus on effective 
procurement of 3rd party services and a 
reduction in management overheads. We 
are embarking on a review of our Digital 
Strategy which we are confident will deliver 
a better and more efficient service to our 
customers. 

Project Description  Target
   saving
    
Asset Management  £400,000
    
Estates & Service Contracts  £146,000  
   
Pay rise limited to 1%   £50,000  
  
Closure of LGPS Pension scheme      £202,000 
 
Overheads   £181,000 
    
  £979,000 

New homes   481
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