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Introduction

Aster is a not for dividend business that exists to benefit society by
providing homes.
The profits we make are reinvested back into the business to help us build more homes.
Our aim is to meet housing needs and our vision is -

everyone has a home.

In our 2013-14 self-assessment we aimed to demonstrate our commitment to
achieving value for money (VfM) and reported on our performance and plans for a
number of key business areas. We also documented a number of targets we wanted
to achieve in 2014-15.
In this year’s statement we have provided an update on what we have been working on
to improve VfM; progress against what we set out to achieve in 2014-15 and what our
key targets are for 2015-16.
Following the Government’s Budget announcement in July, Aster remains well placed
to achieve its strategy and continue to be committed to our vision and plan to ensure
our development programme is protected. We are reviewing the savings we need to
make across the business to respond to the budget announcement and recognise the
increased importance of achieving efficiencies and maximising the use of our resources.
We are considering how we can be more efficient through working in new ways, taking
advantage of technology, challenging inefficient processes, coming up with innovative
ways of delivering services and thinking about which services are sustainable.
Already embedded throughout the business is the ethos that efficiency savings equal
new homes and the group has calculated that it is able to build one home for every
£5,000 of costs saved on a permanent, recurring basis. (The calculation converts the
annual cost saving into a theoretical equivalent rental income, ignoring costs such as
maintenance, major repairs, bad debts and voids.)
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Financial performance

Finance update

Retained bond issue

The Group has had a successful year, the 2014-15 surplus of £49.9 million was
£4.1 million ahead of last year. Net surplus decreased from £29.2 million to
£27.1 million with the decrease owing to the increase in interest associated with
the bond. Investment in the existing housing stock through the major repairs
programme was £25.7 million in 2014-15. In addition, £21.8 million was spent
on responsive and cyclical repairs. All properties remained Decent Homes Standard
compliant. The group’s operating margin was largely unchanged at 28.5%
(2014: 28.8%) reflecting the new base line following the cost reductions in 2014
in line with the merger with Synergy. The Group generated £939,000 net profit
from the sale of shared ownership and right to buy properties.

On 18 December 2013, the company successfully issued £200 million guaranteed
fixed rate secured bonds. The company deferred the issue of a further £50 million
4.5% guaranteed fixed rate secure bonds. The retained bonds were issued as follows:

Aster/Synergy merger savings
We continued to meet the savings identified as a result of the merger between
Aster and Synergy in 2013 of £14.5 million over 5 years. Net savings to date are
£6.7 million, and at the end of 2015 were delivering savings of £3.3 million per year.
This annual saving is expected to increase to over £4.4 million 880 per year
NEW homes
by 2017, ahead of target.

Cost sharing vehicle (CSV)
In 2014 we set up a way of working collaboratively with other organisations through
a joint venture to share services and costs efficiently. This cost sharing vehicle known
as Aster Options Plus is trading in line with expectations, with a year to March 2015.

Issue date
11 March 2015
31 October 2014

Nominal value £’000s

Fixed rate

Effective rate*

33,000
17,000

4.5%
4.5%

3.8%
4.3%

*Effective rate excludes issue costs.

Summary of key financial performance data
The following data sets out the Group’s key financial performance indicators:
Operating margin
2015
2014
2013
28.5%
28.8%
24.8%
Growth in turnover

Debt per unit
2015
2014
2013
£26,200 £24,307 £23,277

Return on Assets*
2015
2014
8%
9%

There was a decrease in turnover in 2014-15 of £20.2 million to £174.9 million as revenue
levels returned to normal following the one off recognition last year of £36.1 million of
revenue from the group’s Silbury Housing PFI contract. Adjusting for this, underlying revenue
increased £15.2 million in 2014-15.
*The return on assets ratio represents how efficient Aster has been at using its assets in generating
earnings. It is calculated as follows; Group operating surplus plus rent discount (excess of market rent
over rent charged) divided by the value of the group’s housing assets on an EUV-SH basis.
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Financial performance

Where our customer’s
pound was spent
15p
13p
8p
10p
4p
18p
16p
10p
6p

10p

6p

16p
Interest on our loans
Depreciation
Management costs - staffing and offices
18p
Group services and overheads
Neighbourhood management and
customer involvement costs
Reserves*
Planned and routine repairs to homes
Major repairs - improving homes
Service costs eg. grounds and communal maintenance

*The reserves are used to support the borrowing of additional funds.
These additional funds are used to build more houses. Once these
houses are built Aster is able to borrow additional funding secured
against these to build more houses. Effectively, for every £1 of reserves
we able to borrow around 50p, so in total have £1.50 to spend on
building homes.
4
business efficiency statement

2014–2015

15p
13p
8p
4p

10p

Adding value to the
business through surpluses

£49.9 m
Operating
surplus

£50.7 m
Borrowing
and cash

£6.7 m
Grants

£90.3 m
New build

£17 m
Existing
stock

Our performance

How did we do in 2014-15?

2015
M A R C H
2
9
16
23
30

3
10
17
24
31

4
11
18
25

5
12
19
26

6
13
20
27

7
14
21
28

The following tables show our performance
against the targets we set for key areas: Rent
arrears, voids, re-let times and response repairs:

1
8
15
22
29

% current customer rent arrears
% rent loss through voids
Re-let times (general needs)

Target

2014-15

2013-14 2012-13

3%

2.1%

1.9%

2%

0.7%

0.5%

0.6%

0.9%

24 days 16.2 days 16.6 days 22 days

Response repairs
Number of jobs

% completed on time

2014-15

2013-14

2014-15

2013-14

Emergency

8,983

9,202

99.77%

99.85%

Urgent

14,743

13,997

99.04%

99.51%

Routine

39,417

46,705

98.18%

98.71%

93.72%

94.77%

% first visit completions (target 85%)

95.78%
of our customers said they were satisfied with the quality of repairs
(Our target is 95%)
This is an improvement of 0.45% against 2013-14

How does our performance
compare to others?
Benchmarking is an important part of establishing and understanding our cost
base and quality of service provision. We use benchmarking services provided
by HouseMark which enables us to set out absolute and comparative costs of
delivering specific services and provides robust comparisons to other organisations
in our peer group.
The efficiency summary table shows data for 2013-14 and a comparison to the
previous two years. 2013-14 was the first year that we provided HouseMark with
combined data for the merged Aster Group and although comparisons of data
against previous years is useful as a guide and we can see progress in some areas,
it is not a true comparison.
Going forward, more accurate benchmarking data will allow us to see more clearly
our direction of travel and enable us to continue to monitor how we are doing year
on year using this benchmarking model as a guide.
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Efficiency summary

Aster Group business overview

Cost KPIs
Business
activity

Cost KPI result

Overheads

Overhead costs
as % adjusted
turnover

Total CPP of
Major works
major works
and cyclical
and cyclical
maintenance
maintenance

Responsive
repairs and
void works

Total CPP of
responsive
repairs and
void works

Quality KPIs

Aster
Aster
Synergy Aster Synergy
Group Communities Housing Group Housing Quality KPI result
2013-14
2012-13
2012-13 2011-12 2011-12
8.18%
UQ

£1,409
MU

8.30%
UQ

£1,905
ML

£593
UQ

£508
UQ

14.24%
LQ

£1,338
MU

£770
MU

9.95%
MU

£1,223
UQ

£638
UQ

13.82% Overhead costs as %
LQ
direct revenue costs

£1,803
MU

£638
UQ

Total CPP
Housing
of housing
management
management

£641
LQ

£580
LQ

£481
LQ

£605
LQ

£554
LQ

Estate
services

£79
UQ

£136
MU

£245
LQ

£176
ML

£205
LQ

Total CPP of
estate services

Housemark benchmarking quartile key:
UQ - Upper Quartile

Housemark benchmarking peer group = LSVT national >7,500 properties

MU - Middle Upper

(CPP) - Cost per Property

ML - Middle Lower

(GN) - General Needs

LQ - Lower Quartile

(HfOP) - Housing for Older People

Aster
Aster
Synergy Aster Synergy
Group Communities Housing Group Housing
2013-14
2012-13
2012-13 2011-12 2011-12
19.89%
UQ

16.80%
UQ

31.31%
LQ

22.32%
MU

32.94%
LQ

82.30%
ML

82.30%
LQ

81.70%
LQ

87.00%
MU

No data

0%
UQ

0%
UQ

0%
UQ

0%
UQ

0%
UQ

Percentage of tenants satisfied
with repairs and maintenance

76.30%
ML

77.00%
LQ

77.70%
LQ

84.20%
MU

No data

Average number of calendar
days taken to complete repairs

10.10
ML

10.02
ML

No data

8.92
ML

10.00
ML

Average relet time in
days (standard relets)

19.90
UQ

25.41
MU

21.91
MU

22.43
MU

18.49
UQ

Percentage of tenants satisfied
with the service provided
(GN & HfOP)

87.80%
MU

87.70%
ML

84.50%
ML

87.30%
ML

No data

Current tenant rent arrears as
% of rent due

2.82%
MU

3.36%
MU

1.74%
UQ

3.33%
MU

1.97%
UQ

Percentage of tenants satisfied
with their neighbourhood as a
place to live (GN & HfOP)

85.60%
MU

85.60%
MU

87.30%
MU

89.80%
UQ

No data

Percentage of tenants satisfied
with the overall quality of
their home (GN & HfOP)
Percentage of dwellings
that are non-decent

Note: These figures are not truly comparable due to 2013-14 showing combined data for
Aster Group and Synergy Housing and previous years showing data as two separate companies.
Therefore this data has been used for benchmarking against other organisations in our peer
group and a more accurate assessment of our performance will be made against 2014-15.
(2014-15 HouseMark data had not been verified by the time this statement was completed).
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Progress against our corporate plan objectives
Our corporate plan 2014–15 key headline objectives and what we achieved against them:
Objective
Aster Homes
Increase our development plan to build more homes.

Aster Communities and Synergy Housing
To deliver and develop profitable services to support Group’s social objectives.

Aster Living
Ensure our systems enable our customers to access and receive services that
are more streamlined (joined up and offer better value for money).
Aster Property
Deliver efficiency savings and additional profitable income.

Outcomes
A total of 725 affordable homes were completed.
This will provide a home for circa 3,000 people.

Key projects have been delivered and actions taken following the review of commercial
services in March 2014. A new service charges system was implemented in April 2015.
Savings that are made from these projects will be reported on in 2015-16.
IT systems are now linked ending the need for staff to double key customer data.
Customer service has improved The efficiency savings and outcomes that this will
generate will be captured in 2015-16.
£1.153 million savings

230

and additional profitable income £454,000 made.

NEW homes

Aster Group
Improve governance to support Group and businesses to achieve vision,
ambitions and objectives of all companies.

A new board and committee structure adopted supported by the digital governance solution.
Both these elements will secure the £100,000 targeted efficiency savings identified in
last year’s self-assessment.
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Development

Building homes
What we achieved against our 2014-15 Development strategy targets:
We delivered 725 new affordable homes - 511 for rent and 214 for shared ownership
Target

Outcomes

Aster Homes is targeted to make a net profit of £658,000.

A net profit of £1.120 million made.

Achieve £14 million of sales income from shared ownership sales.

Achieved first tranche shared ownership sales of £15 million.

To deliver open market sales of £6 million.

£5.3 million of open market sales were achieved; Opportunities for open market sale have now been
secured that will deliver over 850 homes and £12 million of net profit over the next 5 years.

To deliver the 2011-15 HCA programme achieving grant income
of £5 million for the year.

HCA programme was delivered successfully with £4.9 million of grant claimed in the year.

To rebalance the development programme in response to market
conditions to deliver 80% section 106 schemes.

This was achieved, current forward programme is 93% section 106 which over the life of the business
plan will deliver over 11% of savings.

Providing development agency services to smaller RP’s enabling them to
unlock capacity to develop new homes – actual outcome/target achieved.

We have continued to provide agency services to Teign Housing who operate in Teignbridge District
Council, this included managing the delivery of their 2011-15 HCA programme schemes and building
a pipeline of schemes for 2015-16 onwards.
Aster leads the New Futures development consortium, this allows us to share best practice and support
smaller RP’s maximize funding opportunities, provide technical support and sharing market intelligence.
In addition we have supported a number of Community Land Trust projects.
During 2014-15 three schemes started on site which will deliver 30 new homes.

To identify two large scale redevelopment opportunities within the stock.

A pilot scheme in Somerset is progressing. This will see the potential redevelopment of 12 existing
prefabricated reinforced concrete (PRC) schemes into 26 new homes. A number of similar pipeline
schemes have been identified by Aster Property and are being reviewed by Aster Homes.
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Asset management
We continued to develop and expand our approach to dynamic asset management, focusing
on both the financial and social returns in order to drive even more efficiencies from our stock.
As part of our overarching asset management strategy, we undertook a strategic review of our housing
stock using our recently introduced classification model and completed the review of our stock distribution
by local authority.
We know our stock continues to be located in desirable areas benefiting from strong demand and low void
levels. The stock continues to be well maintained with robust stock condition, investment planning and stock
rationalisation management systems in place.
Our housing stock continued to be fully compliant with the Decent Homes standard and has maintained its
position amongst the best in sector energy efficiency rating of 72.15.
We continued to work through our stock rationalisation strategy and 3 year action plan. We have undertaken
a number of strategic reviews on specific asset types during the year and introduced a series of Asset Grading
Tests (AGT). We have reviewed the useful life of our housing stock. This project is also linked to our Land
Density Review project.
We reviewed 38 schemes over the course of the year which resulted in:
16 properties valued at £1.89 million being approved for disposal; the capital receipts from which
will be used to support our development programme and the provision of new affordable housing.
We continued to focus on managing some of the weaker aspects of our asset portfolio, such as the garage
portfolio. Although the portfolio generated £3.05 million of income last year, we know that based on current
performance indicators, there is scope for improvement.
In March 2015, we introduced a service improvement plan aimed at maximising the opportunities associated
with our garage portfolio. This includes maximising future income streams by cutting the current void loss from
19% (£598,000) by half in the next 12 months, and increasing rent charges in areas of high demand.
We continued to analyse the value of our stock both in terms of Existing Use Value – Social Housing (EUV-SH)
and Market Value (MV). Our EUV-SH values ranged from £34,421 to £56,962.
Using our geographical information system (GIS), we have undertaken more detailed analysis of our housing
stock from a Market Value perspective.

9
value for money self-assessment

Managing our land and
enhancing our Estates
We carried out a number of strategic reviews
associated with our land management and land
enhancement projects.
This business area is projected to deliver significant
efficiencies of over £14 million over the next seven years.
Now in its second year, over £800,000 of income or added
value has been secured. £326,000 has been received from
land sales or general land matters and a further £126,000
received from external third parties seeking landlords
consent. £335,000 has been added to the value of our
land by securing planning consents linked to our Land
Enhancement Project generating efficiency savings of
£422,500.
Working closely with our Customer Boards, we have
been able to use efficiency savings generated from Group
activities to support Community Based Initiative Groups
(CBIG). We reinvested £500,000
in a range of estate based projects from the provision of
bin stores and additional drying facilities through to larger
scale projects such as redesigning urban spaces and the
provision of off-street parking.

year ending 31 March 2015

Our approach to improving value for money

Ensuring we provide value for money and efficient and effective services is seen as crucial within Aster.
Over the past year we have reviewed our approach and the way we think about
value for money and business efficiency. We have developed a new strategy;
SMART Thinking - A strategy for improving business efficiency that was
approved by the Group’s Board in May 2014.
This strategy has replaced our VfM strategy and the framework that underpins
it is now a core driver for improving efficiency across the business.
We have developed a business efficiency section for our Aster Group website,
providing employees, customers and stakeholders with a transparent and
accessible way to view strategic plans; project information and performance data.

business efficiency our approach

In 2014 we introduced a new performance
management framework.
The key purpose of the framework is:
To ensure that Aster has effective
systems and processes in place to
provide assurance to the Board and
our stakeholders that the organisation
is operating efficiently
To support the delivery of strategic
objectives as detailed within the
corporate plan
To provide assurance to the Board
that Aster is achieving best value for
money in its use of resources.
One of our ‘plans for the future’ in last
years’ self-assessment was to improve our
performance management and scrutiny
functions. Part of this improvement has
been to introduce a new performance
management tool that will have a phased
implementation starting July 2015. This
will streamline the process for reporting
high level objective measures against our
Corporate Plan, ensuring accuracy of data
and having a consistent approach to
information reported to our Group Board,
Executive Board and Group Leadership Team.

See the pages at www.aster.co.uk/business-efficiency
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In January 2015 Aster introduced a project
management office (PMO). The PMO
allow us to effectively manage projects
throughout the business. We are now in a
position to fully understand and report on
the number and value of projects being
proposed and allow for projects to be
planned and implemented more efficiently
with the resources available.
During 2014-15 we continued to deliver the
service review statement programme
which allows our customer scrutiny panel
(CSP) to review the performance of a number
of key business areas. This year we produced
performance statements for Customer
Accounts; Neighbourhoods; Gas servicing
and repair; Estates and Major works. These
statements were scrutinised by the CSP and
positive feedback was received that these
services were providing value for money.
Service review statements will be replaced by
a structured business efficiency programme
starting in July 2015.

2014–2015

Driving efficiency

Valuing the environment

Adding value
through procurement

During the last year we carried out a waste and resource efficiency
review that aimed to determine opportunities for financial savings
through more efficient waste management within our repairs and
maintenance teams.

During 2014-15 a number of procurements were undertaken ranging from tenders
to assist with business improvement, through to works for Asset Management.
In total arrangements put in place over the year will provide savings in excess of
£2.6 million over the life of the contracts.

The review made ten recommendations for how Aster can reduce the cost of
handling waste, improve efficiency and reduce the environmental impact of waste
management. The recommendations include increasing sharing of waste storage
facilities between teams, reviewing the locations of waste storage and disposal
facilities and launching a new procurement for waste services. We have started
work on implementing the recommendations, which includes consolidating
two of our depots to one site. We will continue to implement the additional
recommendations over the next year and will report the impact in due course.

A number of these arrangements will provide significant benefits directly for our customers.
Aster has been working hard to minimise the impact of energy prices. Over the year, new
annual energy contracts have been entered into that will result in £308,000 of savings over
their term. As these are service chargeable to customers, this is a direct saving for them.

We continue to maintain our ISO14001 environmental management system.
The system provides value for money as it ensures we focus our resources on
our most significant environmental risks. The system helps us to prevent pollution,
remain legally compliant and ensures continual improvement in environmental
performance. During 2014-15 the system has been particularly useful in improving
the management and environmental compliance of our sewage treatment plants.

Another tender covered the provision of Telecare and Telehealth monitoring services. The
outcome of the procurement was to create a strategic partnership to provide a higher quality,
more responsive service with the commitment to create new and advanced product and service
solutions. At the same time the arrangement should realise savings of approximately £790,000
over the course of its life, thereby bringing both cost and service benefits to our customers.

More Homes project
In our 2013-14 self-assessment we made reference to our ‘added value’ project. This
project has been developed and is now called the More Homes project.
The target set for Aster Property, Aster Communities, Aster Living and Synergy Housing is
880
£4 million of recurring savings
by the end of 2015-16.
NEW homes
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Driving efficiency

New ways of working

In 2013 we launched THE WAY WE WORK project to look at ways Aster can be fit for the future.
In 2014-15 we have focussed on getting the right frameworks and plans in place so sustainable and transformational change is possible but we have also been able to make significant savings.
Initiative

Anticipated benefits/savings

Pool car trial live March 2014

Pool Car Trial – aims to cut carbon, improve air quality, improve staff safety and reduce business
mileage costs.

Digital Governance solution - August 2014

Reduction in printing and postage - improved productivity and efficiency.

Launch of Customer Portal ‘All About Me’ - October 2014

Flexibility for customers, long term reduction in phone calls due to customers having more
information available on line.

Office re-design - January 2015

Investment in Salisbury office enabled termination of another office lease saving £6,000 per annum.

Waste and resource efficiency review and 5 year action plan February 2015

Reduce carbon emission associated with energy consumption and reduce spend on energy bills.

Digital hot desk booking system trial live by March 2015

Supports flexible working and contributes to improved efficiency/reduction in travel.

Introduction of electronic housing benefit notification module by March 2015

Electronic HB notification - circa £43,000 a year saving in staff time.

Wellbeing programme - April 2015

Reduction in sickness absence.
The introduction of flexible working contributes to reducing business mileage
costs and increased productivity by reducing travel downtime.

Neighbourhoods mobile working pilot starting April 2015

Neighbourhood pilot - reduction of manual processing/rekeying of data.
Expected saving of 4,500 work hours by eliminating duplication.

Group wide travel plan launch April 2015

Group Wide Travel Plan – aims to reduce mileage by 15% over the next 5 years; Reduce the volume
of waste produced. Reduce spend on waste disposal. Increase the amount of materials re-used.

Phased roll out of MS Lync starting May 2015

MS Lync - provides platform for colleagues to communicate in a variety of ways contributing to
reducing travel.

Business efficiency programme starting July 2015

Reviewing systems and processes to increase capacity and value for money.
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Social value that we create in our communities

Neighbourhood Panel work

Customer board investment

In 2014-15 the total spend on neighbourhood panel work was
£640,260 (which includes approximately £220,000 invested by
partners through match funding. This income adds significant value
to the work we do in our communities).

Our customer boards were allocated a budget of £630,000. The majority of this was invested
in environmental improvement projects.

Some of our funding outcomes:

A youth club for young people to
engage in positive activities
Play sessions for disabled children
Financial assistance for young carers
Police cadets - providing people
with life skills, leadership and
communication skills which led to a
reduction in anti-social behaviour
and fear of crime
Wheels to work scheme that
provided road ready mopeds,
rider equipment and mentoring.

Financial inclusion work
We’ve supported job clubs in a number of areas, including “the b-roads project” - a youth
employment project aimed at getting hard to reach young people aged 15-24 into work,
education or training through initiating creative activities, courses, mentoring and
work placements.
For an investment of £73,629 of which £50,000 came from external funding we had a
social value return on investment of £1.256 million from hard outcomes.
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Social value that we create in our communities

Scholarship scheme and apprenticeships
In 2013 Aster introduced a scholarship scheme. This scheme gives customers that live
in a rented Aster property the chance to win funding worth £3,000 towards university
living costs, have a paid summer work placement at Aster and will be offered a one year
internship on graduation.
We also give young people opportunities to join our apprenticeship scheme to
gain skills, qualifications and rewarding career opportunities. In 2014-15 we
recruited 11 apprentices across the business.
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The future
A summary of what we plan to achieve in 2015-16
We launched our new five-year Group Strategy on
1st April 2015.
To support the delivery of our strategy we have an improved
corporate planning process that will allow us to:
Ensure that our employees, customers and stakeholders
are able to identify who contributes to the successful
achievement of our strategy
Show how everyone works collaboratively across the
businesses towards a common goal
Set efficiency outcomes against our strategic objectives
that will make sure we deliver our Group Strategy.

Deliver streamlined processes
to enable business delivery
through service review
programme
Establish Aster Foundation
as a vehicle to deliver our
corporate social responsibility
goals and targets.

Everyone has a home

A major focus for us in 2015-16 is to fully embed
business efficiency thinking (our new approach to
VfM) by delivering a structured business efficiency
programme. We want to instil in our employees
the ideas and principles that business efficiency not
only affects everyone, but is everyone’s business.
We will focus on providing a safe, secure and healthy
working environment for our staff whilst stimulating
diversity, community involvement and ongoing
personal development. This will be achieved by
introducing ‘Aster Foundation’ as a vehicle to
achieve our corporate social responsibility goals and
targets in four specific areas: Supplier/supply chain;
employees; customer experience and environment.

Our 2015-16 corporate plan headline targets
Aster Group

Vision:

Aster Homes
Deliver 890 affordable homes
Make a net profit of £1.7 million
Deliver open market sales of £15 million
Achieve £18 million of sales income from
shared ownership sales
To ensure there is an effective link between the
development strategy and the asset management
strategy by working collaboratively on
regeneration opportunities.

Aster Property
Deliver £650,000 budgeted efficiencies
Deliver ‘more homes’ savings of £2.4 million
Deliver budgeted surplus of £1.5 million
Increase net book value of housing
stock by 3%
Develop property asset social value KPIs
Increase value of our and assets by
min £500,000.
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Our strategy and corporate plan can
be found by visiting our website www.aster.co.uk/our-strategy
Aster Communities/Synergy Housing
Deliver operating profit of £55.1 million
Deliver ‘more homes’ efficiencies target
of £1.6 million.

Purpose:

year ending 31 March 2015

contact us
Sarsen Court
Horton Avenue
Cannings Hill
Devizes
Wiltshire
SN10 2AZ

0333 400 8222
www.aster.co.uk
 AsterGroupUK

 @AsterGroupUK

Stronger together, achieving more

