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Who are we? 

Alpha is a registered housing provider specialising in sheltered accommodation for older people. We 

play an important role in promoting independence and creating supportive and vibrant 

communities. We house over 1,000 people in 852 properties. We aim to give older people a new 

lease of life. We’re passionate about our service and the difference we make.  

 
Value for Money 
 
Alpha’s Value for Money statement aims to show our residents, partners, funders and those with an 
interest in our organisation what we aim to do, how we perform and where we need to improve. 
 
As a provider in receipt of grant we completely accept the need for openness and transparency over 
how we spend money received from government and from our residents. This statement helps to 
give an account of what we understand by Value for Money; how we will ensure the long term 
future of the organisation by understanding how our assets perform; how we compare with other 
providers, and, given all this information, our targets for the future.  
 
Value for money is important to Alpha.  We aim to use our resources as efficiently and effectively as 
possible to deliver our objectives.  We constantly challenge ourselves to free up extra resources 
which can be reinvested in our services including new homes and the improvement of existing 
properties.  
 
We will only achieve value for money if we understand our organisation, if we recognise our 
strengths and weaknesses and if we are transparent. We will work with residents to give an account 
of value for money and will concentrate on improving the areas of our organisation that are 
important to them, future residents and service users. 
 
To Alpha, value for money is about 5 things: 
 

 Planning for tomorrow, not just for today and ensuring Alpha remains fit for the future 

 Talking to our residents about how their rent and service charge is spent and giving an account 
of how we are doing 

 Understanding the cost of our services, comparing ourselves to others, understanding the 
impact our services make and challenging ourselves to improve 

 Showing the wider benefit of what we do 

 Being honest about where we are and setting clear targets for the future 
 
Each year we publish a statement on value for money which sets out our journey.  Every year, we 
update our Business Plan and our Delivery Plan. These documents support business effectiveness 
and quality.  
 
Where does value for money fit it? 

Our residents are happy with the service we offer. In our satisfaction survey completed in 2015, 

94.1% said they were satisfied or very satisfied with the service we provide, which places us well 

within the top 25% of all providers of housing for older people. Most of Alpha’s residents would 

recommend us to a friend or relative, and our net promoter score of 53 places us in the top 25% of 

all housing providers and on a par with high-end retailers.  



Residents value the vibrant communities they live in. We don’t do things for people we do them with 

them and help create an environment which is safe, and yet lively where people benefit from 

support which enhances their independence.  

We are a strong business which has grown rapidly over the last seven years. Until recently our 

growth was fuelled by acquiring sheltered housing developments from other providers and 

transforming them to provide much needed and valued services. We now aim to diversify and to 

target new build.  

Getting value for money allows us to do a number of things: 

 Make sure our current housing is in good condition, in high demand, is sustainable and 

meets the aspirations of current and future generations 

 Stretches our resources wisely and uses the capacity in Alpha to provide new housing 

 Provide our services as efficiently and effectively as possible 

 

Our strategic view 

A key plank of Alpha’s value for money strategy is to review the capacity within the business and to 

use this to meet our wider objectives.  

During 2015 and 2016 Alpha’s board carried out a full strategic review, looking at all aspects of the 

organisation. Alpha had made strong surpluses for a number of years, had relatively low levels of 

debt, but its housing could be in better condition. A stock condition survey completed in 2015 

showed that up to £17m of investment was needed by 2025. In those developments purchased from 

other providers there was typically a need to invest in new kitchens, bathrooms and communal 

areas. While still popular, over 20% of Alpha’s accommodation was in the form of bedsit apartments. 

Most older people would choose to live in an apartment with better space standards and with a 

separate bedroom. Alpha’s board agreed that investment was needed in Alpha’s current properties 

both to ensure Alpha’s accommodation remained popular and to secure rental income for the 

foreseeable future. Alpha’s gearing was low (23.99% in 2015) and becoming stronger as historic debt 

was paid. Interest cover (309% in 2015) also pointed to capacity in the business to use its assets to 

fund growth.  

We took the step in 2015 of commissioning Savills and PDW to assess the capacity of the business 

and our ability to raise finance. This would be used to remodel some of our existing developments 

and provide improvements to an enhanced Alpha Standard, well above the statutory Decent Homes 

Standard, and to borrow to support new building.  

A 30-year business plan supports these aspirations and has been modelled extensively against a 

series of sensitivities and scenarios. Alpha issued a funding prospectus in January 2016 and received 

four offers of funding; the most cost-effective offer was from Lloyds.  

Lloyds provides a facility of £11m to support our ambitions. The agreement gives us great flexibility. 

It does not carry a non-utilisation fee, and we can draw down funds over a 5-year period incurring 

interest only as funds are released. We have also taken the opportunity to review our treasury 

management policy and have recently used the Lloyds facility to pay down historic debt. After taking 

into account breakage costs, this will produce substantial savings which we will report in next year’s 

value for money statement. The first drawdown of the Lloyds facility took place in July 2016.  



We are about to embark on a 6-year improvement programme which will see the number of bedsits 

reduce through building extensions onto Alpha developments. The first development to benefit is 

Saxon Court, St Helens. We will convert all but one of our 40 bedsit apartments into one-bedroomed 

2-person flats and provide an additional 6 new build flats. We will turn Saxon Court into a care-ready 

development which has enhanced communal areas plus accommodation which could be used for 

carers as-and-when the needs of residents change. The scheme has the support of St Helens 

Borough Council and we made a bid for grant under the Affordable Homes and Shared Ownership 

programme in September 2016. The development will aspire to HAPPI (Housing our Ageing 

Population Panel for Innovation) principles, providing high quality communal space including a 

consulting room and extended lounge, as well as light and bright apartments, the majority with step 

out balconies. Work on other Alpha developments will follow. 

We are also talking to local authority partners about developing new build accommodation. This will 

provide much needed high quality housing for older people, and from a business point of view will 

spread risk and reduce our reliance on sheltered accommodation built in the 1970s and 1980s. We 

are exploring a number of options including enhanced sheltered accommodation and extra care 

housing. Any new venture will be embarked upon with the same careful planning and assessment of 

risk that characterised Alpha’s change in strategic direction over the past 12 months. Alpha’s board 

will ensure the business remains sustainable into the future. Alpha’s careful use of resources and 

capacity in the business opens up a range of possibilities. Alpha’s board will formalise a growth 

strategy during 2016. 

On the operational side, we continue to work with other smaller housing providers in the North 

West to exchange good practice, peer review each other’s work, and increasingly on the joint 

procurement of services through the Community Housing Associations North West Group. The group 

aims to work jointly to improve both the cost and quality of shared services, thus aiming to achieve 

the benefits commonly associated with bigger providers, while retaining the advantage of the local 

focus, innovation and adaptability of smaller providers.  

Return on Assets 

Overall, Alpha’s properties remain popular. The average time taken to re-let properties has reduced 

to 27 days compared to 34 days in 2014/15 and the resident satisfaction survey carried out in the 

summer of 2015 points to high satisfaction and a very high regard for Alpha’s service and its 

philosophy including its development based staff.  

Against this positive background we can measure our overall return on assets as our surplus on 

ordinary activities expressed as a percentage of our net assets (net assets is the historic cost of our 

assets after deducting depreciation only). This can be expressed as: 

𝑆𝑢𝑟𝑝𝑙𝑢𝑠 𝑜𝑛 𝑜𝑟𝑑𝑖𝑛𝑎𝑟𝑦 𝑎𝑐𝑡𝑖𝑣𝑖𝑡𝑖𝑒𝑠

𝐴𝑙𝑝ℎ𝑎′𝑠 𝑛𝑒𝑡 𝑎𝑠𝑠𝑒𝑡𝑠
 x 100 

Using this method, our overall return on assets in 2015/16 was 9.13%.  This compares to previous 
years as shown below: 
 
 
 
 
 
 
 



Return on Assets – 2011/12 to 2015/16 
 

 
 
Return on assets is the most fundamental measure of the health of our business. A fuller picture 
should however take account of future investment needs as well as more granular information of 
how individual Alpha developments perform. This information helps to judge more fully the success 
of past acquisitions and the future sustainability of each individual development. 
 
As part of its developing asset management strategy, Alpha completed an in-house stock condition 
survey in 2015 which was subsequently externally validated by PDW. As outlined in the strategic 
view section above, this detailed the need for considerable investment in Alpha’s current housing. 
Key building elements were approaching the end of their life cycle, and a policy of only investing 
surpluses into the improvement of Alpha’s housing would mean it would take 12 years to reach the 
enhanced Alpha Standard, which the board regarded as unacceptable. Alpha’s asset management 
strategy also has regard to changing demographics, increasing aspirations and the increasingly 
complex needs of older people. Much sheltered accommodation was built at a time of lower life 
expectancy with comparatively little need for accommodation for people with impaired mobility. 
The Alpha Standard will over time provide wet rooms to all Alpha developments, enhance communal 
areas, reduce the number of bedsits wherever possible and convert them to one-bedroomed flats. 
The Saxon Court project will pilot a number of approaches on a care-ready theme which could be 
carried forward into other remodelling and refurbishment developments. 
 
Alpha has worked closely with accounting firm BDO to model the return on investment of each 
individual development taking into account its future rental income and future investment needs. 
This work is nearing completion, and an early version of the output of the model is shown below. 
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Return on Assets for each Alpha Development 
 

 
 
The analysis makes a judgement on those developments which perform well in terms of making a 
positive contribution to Alpha’s overall business and those which perform less well.  Alpha’s board 
will analyse the results taking into account the strategic importance of each development and wider 
measures of sustainability such as the location of the development, its attractiveness and a basket of 
other forward looking indicators. This complete picture will then be used to inform the extent of 
Alpha’s improvement programme, the likely need for and the likely success of remodelling as well as 
the possibility of selective disposal.  
 
How do we compare? 
 
We can compare Alpha’s financial and operational performance against others.  Alpha is a member 
of the Acuity benchmarking club for smaller providers.  This year we also have access to HouseMark 
data and the benefit of the Homes and Communities Agency report ‘Understanding Unit Costs of 
Housing Providers’ which uses regression analysis to explain the differences in the financial 
performance and management costs of individual providers.  Although analysis was only undertaken 
for the biggest providers, we have used the data to provide some extra context to our own 
performance and to compare Alpha more closely to providers with similar characteristics.  
 
Financial performance was positive in 2015/16.  Alpha recorded its highest ever surplus £1,900,832 
(£1,511,919 2014/15), partly helped by procurement savings and a review of staffing which will be 
completed during 2016.  The figures should be read with some caution however as they also reflect 
a slowdown in planned maintenance, with the results for the main reflecting a shift of expenditure 
to 2016/17 rather than the achievement of real savings in 2015/16.  Some real efficiencies have 
been made however.  The budget setting and monitoring process was reformed in 2015 giving 
greater accountability and challenge.  Alpha also introduced performance clinics for rent 
collection/arrears and for empty properties which resulted in a step-change in performance.  
 
Reduced expenditure on responsive repairs is a welcome development.  Progress was made during 
the year in extending and enhancing the in-house handyperson service to carry out routine 
maintenance and more work to empty properties.  Further work is needed to help judge how far this 
can go and to assess the value for money of Alpha’s private contractors.  The geographical spread of 
Alpha’s developments is a challenge and further work on the value of contractors working across all 
properties is needed.  We also recognise the need for better use of ICT which will generate better 
data to help us move forward.  
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Costs and Performance 
 
Performance was benchmarked against the Community Housing Association North West group, 
smaller national providers who are members of the Acuity benchmarking club and against all 
providers through the HouseMark benchmarking club. The following quartile indicators are used:  
 
Upper quartile 
 

 Upper median 
quartile 

 Lower median 
quartile 

 Lower quartile  

 
Performance indicator Alpha 

13/14 
Alpha 
14/15 

Alpha 
15/16 

North west 
quartile 

National 
smalls 

quartile 

HouseMark 
quartile 

Resident satisfaction  

Overall satisfaction with 
services (hsg for older people) 

94% 90.2% 94.1%    

Satisfaction with quality of 
home (hsg  for older people) 

  93.1% *   

Satisfaction with value for 
money of rent (older people) 

83% 82% 90.8% *   

Satisfaction with VfM of 
service charges (OP) 

  88.3% *   

Satisfaction with repairs and 
maintenance (OP) 
 

90.8% 90.7% 88.9% *   

Satisfaction that landlord 
listens and acts on views (OP) 

  81.4% *   

Lettings 

Average re-let time (older 
people)  

 34 days 27.01 days    

% rent loss on empty 
properties (older people) 

 4.1% 3.7%    

 

Income management 

Current rent arrears (general 
needs and older people) 

1.37% 1.51% 1.39%    

Former tenants’ arrears 
(general needs and OP)  

0.19% 0.22% 0.10%    

Value for money  

Cost per property  of housing 
management 

  £341    

Cost per property of 
responsive repairs 

  £502    

Cost per property of major 
and cyclical works 

  £419    

Overhead costs as a 
percentage of turnover 

  10.06%    

* Dataset too small for meaningful comparison  

 
Compared to other providers, Alpha’s service is highly regarded by residents. Alpha residents 
particularly value the house manager service and the fact that as a community-based provider Alpha 
listens to and acts on residents’ views. Value for money of rents and service charges was rated 
highly, and we are working further on improving the transparency of service charges over the 
coming year.  The only area within the national dataset where Alpha compared less favourably to 
other providers was the condition of its properties.  Analysing the data further, dissatisfaction was 
closely related to those developments which scored poorly in Alpha’s stock condition survey, or 
where there is a high proportion of studio apartments.  Alpha’s asset management strategy will start 
to address these areas from 2016.  
 



Alpha’s performance for the time taken to let empty properties was around the sector norm.  This 
does represent a significant improvement on previous years.  In terms of overall void loss, Alpha 
appears to perform worse than other providers.  This is due to the fact that a number of properties 
were held vacant due to improvement schemes at Barnfield, Dewsbury and St Peter’s Court, Leeds 
and some decanting of residents prior to the start of the Saxon Court scheme in St Helens.  Using 
this measure, performance will appear worse for the next few years as Alpha embarks on a major 
scheme of improvements.  We will however seek further improvement in re-let times and expect 
both the turnover of properties and their popularity to improve as we progress through our capital 
programme.  
 
Income management is an area of strength, and performance has improved compared to previous 
years.  We have reformed our approach and use profiling information to target our effort and 
support to those residents where we can make the greatest difference.  Regular performance clinics 
have helped to improve performance.  All income management indicators are placed in the top 
quartile when compared to other providers. 
 
The value for money measures set out in the table are newly established by Acuity and we have 
played a modest part in their development.  Even without taking into account the observation from 
the HCA report ‘Understanding Unit Costs of Housing Providers’ that management costs for the 
provision of housing for older people are typically 50% higher than for general needs housing, 
Alpha’s management costs are placed in the top (best) quartile compared to other smaller housing 
providers.  Interestingly when compared to bigger providers in the HouseMark dataset Alpha’s costs 
are in the bottom quartile.  We will carry out work to identify the factors that appear to be driving 
higher costs for smaller providers.  On all other value for money measures, Alpha returns top 
quartile or upper quartile performance.  In future years, the cost of major and cyclical works will 
grow as we embark on our improvement programme, but it is particularly pleasing to note that our 
overhead costs appear to be tightly controlled.  Our result for overheads as a percentage of turnover 
was just over 10%. This compares well to all types of provider, especially larger providers whose 
median ratio was 11.8%.  
 
Our future plans 
 
Overall, we believe Alpha provides good value for money.  High quality sheltered accommodation 
helps people to live independently for longer and increases their quality of life. Sheltered 
accommodation provides friendship, support, an exciting environment, security and plenty of 
opportunities for social activity.  Alpha has started the journey of developing sheltered 
accommodation for the 21st century which can cater more flexibly for older people as their needs 
change while still providing high quality housing which people aspire to live in.  
 
Sheltered accommodation is cost effective.  It reduces dependence on other services including GP 
referrals and hospital admissions.  It improves health and well-being.  Sheltered accommodation 
delays and can be a real alternative to more expensive nursing home provision.  Typically an Alpha 
apartment is just 25% of the cost of residential care.  
 
Sheltered accommodation is however under pressure.  The government’s proposal to introduce a 
cap on housing benefit payments to the level of the local housing allowance means Alpha and all 
other sheltered housing providers may no longer be able to provide those important services in 
sheltered housing that bring wider benefits including the house manager service, emergency call 
systems, secure door entry, lifts gardens and social activities.  This will have the effect of displacing 
much greater costs to other government departments.  
 



At the moment we cannot easily give a monetary value to the work we do.  All anecdotal evidence 
points to the fact that sheltered housing is cost effective, but one of our priorities is to provide solid 
evidence to support this.  We are not afraid to challenge ourselves and adopt good practice from 
elsewhere or to listen to and adopt the views of Alpha residents.  We have worked with the newly 
formed Alpha Challenge Group formed of Alpha residents to examine the cost and value of services 
and service charges and will adopt a fully transparent system of costs supported by clear service 
standards by April 2017.  
 
We set ourselves a series of targets last year.  
 
Review of last year 
 
What we said  What we did 

Asset Management 
 
Develop our asset management strategy 
 
Carry out a stock condition survey 
 
 
Agree a policy on conversion from studio 
apartments to one bedroomed flats 
 
Profile the spend needed to maintain the Decent 
Homes Standard and the conversion of 
accommodation where needed 
 
Understand the return on assets across all schemes 
and use this information to inform how we manage 
our properties. 
 

 
 
Asset management strategy in place 
 
Stock condition survey completed and validated 
externally 
 
Policy agreed – aim to convert through extending 
schemes where possible 
 
Comprehensive analysis completed, 30-year business 
plan agreed 
 
 
Not fully complete, but most analysis now done. To 
complete in 2016/17 
 

 
Measuring Alpha’s impact 
 
Measure the Alpha Difference through support 
plans, by comparing resident views of their well-
being on becoming an Alpha resident and 12 months 
after 
 
Carry out a comprehensive resident satisfaction 
survey using the STAR methodology and identify and 
work with other social housing providers to 
understand the results and use them to drive 
improvement 
 

 
 
 
Not complete – carry forward to 2016/17 
 
 
 
Completed summer 2015. Results published and used 
to identify strengths and weaknesses.  
 

Better use of data 
 
Develop a comprehensive suite of performance 
indicators based on the balanced scorecard model 
and report this to residents, Board and colleagues 
 
Further develop the Alpha Value for Money register 
with colleagues and extend its use to scheme-based 
staff and to residents 
 

 
 
Partly achieved.  More work to do on ICT systems  
 
 
 
Register in place, but more work needed to embed its 
use 
 
 



What we said  What we did 

Explore with Alpha’s resident forums how we can 
use resident challenge and scrutiny to further 
improve value for money 
 

Achieved. Forums replaced by new challenge group. 
The group is part way through a comprehensive 
exercise to reform service charges 

 
Improving our business 
 
Carry out a comprehensive review of how we 
manage and let empty properties 
 
Assess the effectiveness of the luncheon club 
service, including the difference made to well-being 
and assess how we can extend the reach of the 
service and make it more cost-effective 
 
Assess the costs and the benefits provided by the 
existing AlphaCare service. Consider whether the 
service could be extended to older people living 
close to Alpha schemes 
 
Apply for accreditation from the Living Wage 
Foundation 

 

 
 
 
Review complete. Performance clinic arrangement in 
place. 
 
Ongoing. Choice of menus extended and working to 
identify food co-operative partner to provide “free” 
ingredients for lunch clubs and minimise food waste 
 
 
Delayed.  Job evaluation underway which will 
conclude in 2016/17 
 
 
 
Not implemented. Alpha pays the Living Wage 
Foundation living wage, but accreditation would 
mean only using employers who pay similarly, which 
would be difficult to implement 

 

 
Alpha achieved most of its plans for 2015/16.  Our key achievement was the agreement of a new 
approach to the management of Alpha’s assets, the completion of a new 30-year business plan and 
the agreement of a loan facility with Lloyds.  The return on asset work is almost complete and will 
inform a further examination of the long-term future of and the appropriate improvement works to 
all Alpha properties.  
 
Work to demonstrate Alpha’s impact was not completed to time, and the development of a 
methodology to achieve this is carried forward to 2016/17, with completion likely in early 2017/18. 
Given external policy pressures and the likely reform of the funding regime for supported and 
sheltered housing, this work plans to demonstrate the value of Alpha’s work in terms of its monetary 
value, and in terms of the difference it can make to people’s lives and the savings made by 
preventing or postponing other interventions.  A comprehensive resident satisfaction survey was 
completed in the summer of 2015 and will be repeated in 2017.  
 
The use of data remains an area where more work is needed.  A value for money register is in place 
but is not used to drive improvements.  Performance measurement has however improved, with 
clearer benchmarking and better identification of trends in performance.  The resident forum was 
replaced by a scrutiny arrangement and a new Alpha Challenge Group was established during the 
year.  This group of residents is tackling a review of service charges and the standard of services 
which will complete by March 2017.  
 
Work on empty property management was completed in 2015.  Outputs included a clear standard 
for the condition of empty properties offered for letting, more work being done by Alpha’s in-house 
team, and a performance clinic to share good practice and challenge performance.  Alpha’s 
performance in letting empty properties improved, with time taken to let empty properties down to 
27 days from 34 days in 2014/15.  Unlike many providers Alpha decorates and carpets each empty 
property prior to letting.  Although this adds to costs, we believe it is appropriate as it minimises the 



refusal of offers, but more importantly given the age of Alpha’s residents, gives every tenancy a 
warm and solid start, especially for those who do not have family who can help with tasks such as 
decoration.  
 
Alpha provides lunch clubs across most of its developments.  Work to review the Wirral based lunch 
clubs is due to complete in December 2016 but has already identified some savings in staff costs, 
widened the choice of food and made some savings in food and transport costs. We are pleased to 
work with FareShare whose mission is to reduce food waste, and we have signed a one-year 
agreement to supply food to Wirral based lunch clubs. The AlphaCare service provides additional 
support to help residents retain their independence through services such as cleaning and shopping.   
 
Savings made during the year included:  
 
Area Description Saving 

 

Insurance Savings made through reducing commission paid to brokers and 
moving policies to different providers 

£  12,038 

Head office staffing Reducing the number of staff and restructuring responsibilities £  28,753 

Managing empty properties Additional income generated through letting empty properties more 
quickly  

£112,899 

Managing empty properties Reduction to costs in advertising empty properties  £  55,918 

Tax liabilities Using advice to minimise the tax liability falling on Alpha Homes 
through the provision of accommodation for live-in house managers 

Recurring 
£38,000 per year 

 
Targets for future years are: 
 
2016/17 
 
 Complete the review of service charges and implement a new charging regime from April 2017 
 
 Complete a job evaluation process which will aid recruitment and retention and improve value 

for money 
 
 Start work on calculating the impact of Alpha’s wider work – for completion in 2017/18 
 
 Complete the modelling of Alpha’s return on assets and use this to help determine future 

investment in Alpha developments 
 
 Complete Alpha’s growth strategy 
 
 Carry out a review of Alpha’s branding and review its marketing and communications 
 
 
2017/18 
 
 Carry out a comprehensive resident satisfaction survey update 
 
 Complete work to assess the wider impact of Alpha 
 
 Complete a review of the value for money of Alpha’s repairs service and its handyperson service 
 
 



Alpha’s board has considered this value for money self-assessment and believes that Alpha fully 
complies with the expectations set out in the regulator’s value for money standard.  
 


