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1. Introduction 

 Background to this report 

The PlaceShapers group has commissioned HouseMark to prepare a report which provides 
information on the group as a whole compared to the wider sector. 
 
This is the third annual HouseMark / PlaceShapers joint report. It sets out in detail the profile of 
PlaceShapers members and their significant contribution to communities nationwide. 
 
The report also compares the costs and performance of PlaceShapers members to the wider 
sector, and evaluates year-on-year trends. 
 
HouseMark has included some new features for 2016: 
 

¶ Supplementary report for individual PlaceShapers members that submitted a core data 
to HouseMark. This report shows how each individual organisation compares to the 
PlaceShapers group on five key measures (see section 1.2)  

¶ An interactive version of the stock distribution map available on request 

¶ More detailed analysis of community investment spend, including information on social 
value generated 

¶ More detailed analysis of acquisitions and development compared to the wider sector 

¶ Fresh financial information from the publicly available Global Accounts (released earlier 
than in previous years) 

¶ Enhanced cost and performance analysis including stock size comparisons and regional 
comparisons where appropriate, as well as additional information on trend 

¶ Additional cost breakdowns for maintenance spend 

¶ New analysis of overheads 

¶ Enhanced charts and infographics 
 

The data used in this report is sourced from: 
 

¶ HouseMarkôs annual core submissions for 2014-15 and previous years. Over 400 social 
landlords UK-wide participate in this extensive and detailed cost and performance 
benchmarking exercise. HouseMarkôs unparalleled commitment to validation and data 
quality ensures comparisons are robust and like-for-like 

¶ Additional data supplied from PlaceShapers members for the purpose of this exercise, 
particularly in relation to development and community investment 

¶ Publicly available sources of data. In particular, Statistical Data Return (SDR) and Global 
Accounts data from the HCA 
 

The PlaceShapers group consists of 116 housing providers, of which 104 submitted cost and 
performance data to HouseMark for inclusion in this report.  
 
For the remaining 12 PlaceShapers, we have included data sourced from the Global Accounts 
or SDR data wherever possible, but our detailed analysis on costs and performance exclude 
them. 
 
This report therefore represents greater coverage of both PlaceShapers and the sector as a 
whole than in previous years, and includes additional analysis as requested by the 
PlaceShapers group. 
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 Supplementary reporting at organisation level 

This year HouseMark will also provide supplementary charts and tables to each participating 
PlaceShaper who submitted core data to HouseMark.  
 
This report is unique to each organisation and highlights how they compare to the 
PlaceShapers group on five headline performance measures. 
 
This will be distributed to each participating organisation via PDF report1, and will provide a 
visualisation of the position of the member in relation to the group, along with a comprehensive 
table giving values and quartile positions. This will cover the following measures: 
 

¶ Operating surplus (from Global accounts) 

¶ Operating margin (HouseMark core data) 

¶ Direct Cost per property of Housing Management (HouseMark core data) 

¶ Direct Cost per property of Responsive Repairs and Void Works (HouseMark core data) 

¶ Direct Cost per property of Major Works and Cyclical Maintenance (HouseMark core 
data) 

 
This file will also be available to members in interactive format that can be accessed by 
downloading free Tableau Reader software. 
 
Members who request the interactive file will also have access to an interactive map showing 
distribution of PlaceShapers stock across the country, at local authority district level. 

 

  

                                                

1 Within one week of the date of issue of this report 
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2. PlaceShapers group profile 

 Stock profile 

PlaceShapers group owns and manages 811,426 units2, of which 788,912 units are owned3. 
This represents 26.1% of English housing association (HA) sector owned and managed stock, 
and 27.8% of owned stock. 
 
Of PlaceShapers owned and managed stock, 2.7%, or 21,845 units, are supported housing 
units; 9.2% are housing for older people units; and 0.3% are care home units. 
 
55,406 units are low cost home ownership accommodation, and 14,099 units are non-social 
housing accommodation. 
 
PlaceShapers members vary significantly in size, ranging from fewer than 1,000 units to over 
20,000 units. What PlaceShapers members have in common is a commitment to provide more 
than just the basic landlord services, and to work with local communities to deliver a better 
quality of life for their residents. 
 
Whilst the size profile of PlaceShapers members is diverse, a greater proportion of 
PlaceShapers members are smaller housing providers, when compared to the sector as a 
whole. 51% of PlaceShapers have stock of less than 5,000 units compared to 47% of all English 
HAs, while 14% of PlaceShapers fall into the larger category of 10,000 units plus, compared to 
24% of all English HAs. 
 

 

                                                

2 SDR data 2014/15 

3 PlaceShapers stock includes two Welsh landlords. SDR data only includes English HAs. We have 
therefore treated Welsh PlaceShapers stock (18,590 units) as English for the purposes of the figures 
above. 
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PlaceShapers members have a wide distribution of stock, operating all across England and in 
parts of Wales, with a particularly strong presence in the North of England. As a group, 
PlaceShapers members operate in 299 out of 326 English local authorities, a 92% 
representation. 
 
The map below provides a visual representation of PlaceShapers stock distribution by local 
authority, based on SDR data. An interactive version is available from HouseMark on request. 
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 Development 

SDR returns allow us to compare recorded stock movements and acquisitions. PlaceShapers 
members acquired 12,759 additional units in the year ï equivalent to 1.6% of stock owned and 
managed. Of these, 8,661 units (67.9% or more than two thirds) were newly built rental 
accommodation (source: SDR). 
 
The sector as a whole acquired 1.98% of stock owned and managed, but 53.7% were 
developed (source: SDR). 
 
PlaceShapers members also have a significant number of units in development - 26,166 units 
over three years (source: HouseMark).This would represent three year growth through 
development of 3.22% of stock owned and managed, compared to 3.19% for the sector as a 
whole. 
 
Not only are PlaceShapers members making a significant contribution to new housing supply, 
but smaller Placeshapers tend to ópunch above their weightô by developing proportionately more 
than other smaller HAs. Smaller PlaceShapers (stock 5,000 or less) developed (in the year 
benchmarked) a median of 53 units compared to 30 for smaller non-PlaceShapers. As a 
proportion of stock, smaller PlaceShapers developed a median 1.63% compared to 0.78% of 
non-PlaceShapers and 1.46% of all English HAs (Source: HouseMark core data). 
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 Community Investment 

As well as providing landlord services to over 26% of Housing Association social tenants, and 
making an above average contribution to the supply of new homes, PlaceShapers members 
also make a significant contribution to the local communities they operate in. This report refers 
to this additional work over and above the core landlord function as ócommunity investmentô. 
 
HouseMark conducted a bespoke data collection exercise for the PlaceShapers group in which 
members were asked to supply detailed cost breakdowns of their community investment spend. 
Those landlords that responded (47 PlaceShapers) reported a total spend of more than £37 
million. This can be divided into pay costs (which include employeesô time and associated costs) 
and non-pay costs (investment in areas other than staff time). 25% of the reported spend is pay 
costs, relating to areas such as supporting tenants, and 75% of the reported spend is non-pay 
investment.  

 

 

 

Whilst many social landlords who are not part of the PlaceShapers group also invest in their 
communities, PlaceShapers median community investment spend per unit of stock managed is 
higher at £22.53, compared to £19.63 for all English HAs (Source: HouseMark core data). 
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Community investment is a diverse and innovative area, and HouseMark splits spend in this 
area into four categories: Area regeneration; Employment and training; Financial inclusion; and 
óotherô community investment. The chart below shows how this £37 million of community 
investment spend across the 47 PlaceShapers who submitted data splits into the four 
categories. 
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HouseMark also collected additional information from PlaceShapers members on the spend 
categorised as óotherô community investment, allowing organisations to categorise spend as 
they wished using open data entry. This captures more than £7 million of spend, split almost 
evenly between pay (46%) and non-pay (54%) spend, which we have analysed and categorised 
in the word cloud below: 

 

 
 

In addition to employment and training, financial inclusion and area regeneration, PlaceShapers 
members provided over 60 examples of the diverse range of community investment activities 
they carry out. Some of the biggest spend items within this include: 
 

¶ Community centres and facilities 

¶ Volunteering opportunities 

¶ Furniture recycling stores 

¶ Vulnerable tenant initiatives (including gardening services) 

¶ Drop-in centres 

¶ Youth projects 

¶ Social inclusion work 

¶ Nurseries 

¶ Low cost cafes 

¶ Digital inclusion initiatives 

¶ Health and well-being 
 
The range and scale of the additional community investment work carried out by PlaceShapers 
is significant.  
 
In an increasingly commercial environment, PlaceShapers members are keen to demonstrate 
the value of carrying out this additional community investment work, over and above the core 
landlord function.  
 
The value of this work is not always easily quantified in monetary terms, and is referred to in this 
report as ósocial valueô.  
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 Social Value 

Social Value is an area of particular interest to PlaceShapers as a group, but one that is difficult 
to measure consistently. 
 
HouseMark has undertaken research with the members of the PlaceShapers group to collect 
information on the extent to which members measure social value, the range of methodologies 
used, and the calculated return on investments. 44 PlaceShapers provided information. 
 
The chart below shows the range of methodologies used and the number of respondents that 
use them. It demonstrates that members are flexible and innovative in measuring their social 
value, with ten using their own methodologies, and a further four using combinations of 
established tools. 
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19 respondents were able to provide a headline monetary result for the return on their 
investment, the median amount generated per £1 invested was £5, but with a wide range of 
results, from £1.67 to £48. 

 

 

 

The chart below shows social value generated per £1 invested for the 19 members that were 
able to supply data, alongside the methodology employed: All results show a positive outcome. 
While it is not considered valid to compare results from differing methodologies, this 
demonstrates the diversity of methodologies employed by members, and the range of results 
attained.  
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 Finance 

The PlaceShapers group has a combined total turnover of more than £4 billion (£4.16bn). This 
represents 24.9% of sector turnover (sector ï all English HAs ï Global accounts data4) 
The median operating surplus for PlaceShapers members is £7,201,000, slightly lower than for 
all English HAs, at £7,865,000. However, this is largely as a result of the average PlaceShapers 
stock holdings being slightly smaller than the sector average. Operating surplus as a 
percentage of turnover shows a similar profile: 26.3% for PlaceShapers, compared to 28.2% for 
all English HAs. 
 
PlaceShapers total turnover increased by 3.03% over the year, and the median operating 
surplus generated by PlaceShapers members increased by 13.07%. 
 
Whilst this growth profile is similar to other Housing Associations, PlaceShapers members 
reported a marginally greater reduction in operating costs (1.9%) than the sector as a whole 
(1.8%).  

 

 

  

                                                

4 For Global accounts data we have added the two Welsh orgs, plus two smaller PlaceShapers who were 
missing from Global accounts. 
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 PlaceShapers profile summary 

 

  














































