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1.0 Executive Summary 
 
 
1.1 Spire Homes is a successful and thriving housing association which owns around 

5000 properties across Northamptonshire and Rutland.  We are part of the 
Longhurst Group of Companies which has combined ownership in excess of 16,000 
properties across the East Midlands. In April 2011, Spire Homes became a charity, 
which as a community focused organisation was a natural step that complemented 
the ethos that underpins our work. 

 
1.2 2011 also represented an important milestone in the life of Spire Homes as we 

reached our tenth anniversary and could reflect on a decade of considerable 
success in providing high quality homes and housing services and most importantly 
making a difference to the lives of people and communities. 

 
1.3 Spire Homes has a vision to provide quality homes and services and to make a 

positive difference to peoples’ lives.  Our vision is underpinned by the values of the 
Organisation; 

 
�  Quality – In everything we do 
 
�  People – Who really care and make a difference 

 
�  Pride – In our work 

 
�  Community – Focussed and conscious 

 
�  Environmentally – Aware and active 

 
1.4 Our Business Plan is produced annually and sets out Spire Homes' plans and 

objectives for the coming year, within the context of our longer term business aims. 
 
1.5 The Business Plan is developed by Board members, customers, staff and other 

stakeholders and is central to the performance framework of the Organisation.  The 
Business Plan is a living document that will respond to changes in the external 
environment as well as to emerging business opportunities that may arise during 
the year. 

 
1.6 Like many other service providers throughout the UK, Spire Homes are faced with 

some momentous changes arising from the change in Government Policy and 
resulting spending announcements combined with the wider economic climate. 
Taken as a whole these factors probably represent the biggest change process the 
housing sector in particular, has faced since the early seventies. 
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1.7 2010, has been a time of significant change and uncertainty with a new 
Government coming into power and the new ‘localism’ agenda intended to devolve 
greater power and freedoms to councils and neighbourhoods. The Localism Bill, 
likely to be introduced in Autumn 2011, introduces a package of reforms to housing 
finances, planning systems, regulation, residents’ rights, homelessness, allocations 
and tenancies. The changes relating to housing reform will potentially change the 
face of social housing as we know it.  It has therefore been a time for the most 
thorough review of our business and activities and our response to the changing 
operating environment will continue to develop in the coming year as further policy 
emerges.  

 
1.8 Despite the major changes we have faced, and the financial climate Spire Homes 

has achieved considerable success over the past year. We have continued to grow 
and bring much needed new homes to the region, with almost 500 homes built so 
far for rent and shared ownership throughout Northamptonshire and Rutland. We 
have continued to invest our existing homes, and notably we have met the 
Government’s Decent Homes Standard well ahead of the December 2010 deadline. 
In Northamptonshire alone, we have spent in excess of £72 million on repairs and 
improvements to date.  

 
1.9 During the year we also celebrated the first anniversary of the Rutland transfer of 

1,242 homes from Rutland County Council. In our first year, we have spent £3.7 
million on improvements to Rutland homes as part of planned investment of £21 
million in the first five years after transfer. Rutland tenants have benefited from 
major improvements to their homes, sheltered housing schemes and 
neighbourhoods and significantly enhanced services. Delivering our promises to 
Rutland residents will remain an important aspect of our Business Plan in the 
coming years. 

 
1.20 We have continued to provide value added services to our customers including 

tenancy support, employment initiatives and aids and adaptations services. With 
youth unemployment soaring to unprecedented levels we have focused on helping 
young people back to work through a range of initiatives, including providing 
permanent jobs with Spire Homes. With unemployment expected to rise 
significantly, and the planned welfare reforms our customers are likely to see times 
get even tougher and we see an important role for Spire in working with partner 
organisations to provide as much help and support as possible.  This will be an 
increasingly important focus for us in the year ahead and we will ensure that 
resources including our new Community Grants Fund are effectively deployed to 
tackle worklessness and improve people’s life chances.  

 
1.21 Over the past year we have also continued to focus on nurturing our greatest asset, 

our staff team, and making Spire Homes a vibrant, enjoyable place to work. This is 
demonstrated in the results of our staff survey in 2010, which placed us in the top 
12% of all companies surveyed, with an impressive 75% overall satisfaction rating 
and our successful accreditation as a One Star ‘Best Company To Work For’, in the 
National Best Companies Programme which we are very proud of. Our well skilled 
and highly motivated staff team will be critical to future success, particularly with the 
challenging environment and pace of change we are experiencing. 
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1.22 Three years into the housing slump, homes in our region are still out of reach for 

thousands of households, mortgages remain hard to come by and there are 
warnings of a deepening housing crisis with the fastest growing number of 
households in our region than anywhere else in the country. We therefore expect 
demand for our homes to remain high and despite reductions in grant levels and the 
challenging operating environment we are committed to continuing to build new 
homes as part of the new HCA framework. Our proposals will be based on letting all 
new homes at 80% market rents which will bring in additional income to invest in 
developing new homes. We are however fortunate that in our area of operation, the 
‘affordable rent’ levels fall well within Local Housing Allowance rates and therefore 
benefits should always cover rents. 

 
1.23 A priority in the coming year will be to reduce costs as well as increasing income to 

ensure that we can boost development activity and make every penny in the 
business count. The next year will see us becoming increasingly financially aware 
and cost conscious and embedding these skills throughout the organisation. Within 
these constraints and a framework of robust risk management however, we will 
continue to actively seek opportunities to achieve growth and business 
development. We will also build on our position of strength in our communities to 
look at new partnerships or the selling of services to other providers to maximise 
income or achieve efficiencies.  

 
1.24 Spire Homes, like other housing providers, face further changes to the regulatory 

landscape with regulation moving to the reformed HCA, with greater focus on 
ensuring value for money and efficiency within the sector and the further 
enhancement of co-regulation and tenant scrutiny. The intention is to minimise 
interference and provide regulation that is proportionate, targeted and risk based. 
Over the past year we have undertaken a review of our governance arrangements 
and made significant improvements to the work of the Board, including changing its 
size and structure, introducing payment and a skills and competency framework to 
guide recruitment, Board development and appraisal. We have also reviewed our 
approach to co regulation and tenant scrutiny and are confident that we have robust 
governance arrangements in place and have fully embraced the principles of the 
new regulatory framework. In the coming year, as the new regime is developed, we 
will continue to shape and develop our response. 

 
1.25 So this Plan looks forward to another year of change and uncertainty, with 

challenging economic prospects and the Governments new ‘localism’ agenda set to 
bring major reforms to welfare, planning and housing systems. However, Spire 
Homes is geared up for this challenge, we have financial plans in place to allow us 
to continue to invest in our existing homes, as well as to allow us to build new ones 
under the new funding and affordable rent regime. Alongside that this Business 
Plan accommodates healthy, efficient and effective housing services, as well as the 
added value services such as tenancy support and meaningful involvement that 
sets Spire Homes apart as a landlord and makes a difference to the daily lives of 
tenants and communities in these challenging times.  

 
1.12 
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1.26 Our Business Plan sets out five main business aims to take our business forward.  

Each aim is underpinned within the Organisation by detailed service improvement 
plans within each service area.  These spell out in detail how each aim will be 
achieved over the coming year.  The objectives in the service improvement plans 
are then developed into individual objectives for each staff member.  This 
performance framework is known as the Golden Thread and is central to the 
delivery of the business plan and the aims of the Organisation.   

 
1.27 Our business aims for 2011/12 are;  
 

 1. Manage our assets wisely, investing in our existing  homes and 
delivering our promises to tenants in Rutland; 

 
 2. Deliver service excellence and nurture our ‘can do’ culture; 
 
 3. Provide efficient services and be cost consciou s; 
 
 4. Grow the business by providing new homes and se rvices; and 
 
 5. Reduce our environmental impact. 
 
1.28 This executive summary gives an overview and flavour of the Plan we have in place 

to take Spire Homes forward into further successful years. A copy of the full 
Business Plan, with supporting financial schedules, is available on request. 
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2.0 Introductions 
  
2.1 The Business Plan 
  
2.1.1 The purpose of this Business Plan is to set out our plans and objectives for the 

forthcoming year, within the context of our longer term and continuing strategies. 
 
2.1.2 The Business Plan is owned by the Board of Directors, but it is informed and 

developed by customers, staff, partners and other stakeholders.  Extensive 
consultations take place with these groups to gather their views on our plans and 
priorities for the future, alongside feedback on the previous year and the operating 
context from across the sector and the wider environment.   

 
2.1.3 The Board of Directors then spend a day together considering and reviewing the 

information, alongside performance data, financial projections and economic data 
and agrees the main business aims for Spire Homes for the year ahead. 

 
2.1.4 The Business Plan forms a central operating tool for Spire Homes.  The business 

aims are translated into specific outcomes to create a Service Improvement Plan.  
Each member of staff has specific objectives for their own work, linked to their 
contribution to the aims of the Business Plan and in this way everyone is aware of 
how their own activity is contributing to the bigger picture of the organisation. 

 
2.1.5 This planning process, commonly referred to as ‘The Golden Thread’, is intended to 

ensure that all our plans, endeavours and efforts result in positive outcomes for our 
customers.  Throughout the year we talk to our customers and gather feedback and 
information from them in a variety of ways about their experiences of what we are 
doing, good or bad.  This information then feeds back into the planning process for 
next year and so the virtuous circle continues. 

 
Appendix I -  provides a model of the planning cycle at Spire Hom es (The 
Golden Thread). 

 
2.1.6 The Business Plan is a living document which, will evolve and respond to changes 

in the external environment as well as to emerging business opportunities.  
 
2.1.7 At the heart of the Business Plan is the vision for the organisation, set by the Board 

of Directors.   Our vision states that Spire Homes will be 
 
  "Inspired by the communities we serve …. 
 

·  to be the first choice for quality homes and servic es; and 
·  to make a positive difference to people's lives" 
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2.1.8 Underpinning the delivery of the Business Plan are Spire Homes’ values; created by 
customers, our Board, and our staff to epitomise what we stand for.  

 
These are: 
 

�  Quality – In everything we do 
 
�  People – Who really care and make a difference 

 
�  Pride – In our work 

 
�  Community – focussed and conscious 

 
�  Environmentally – Aware and active 

 
The Spire values mean we achieve Quality , People  with Pride  in our Community 
and Environment . 

 
  
2.2 Spire Homes 
 
2.2.1 Spire Homes is a successful and thriving housing association which owns and 

provides landlord services to almost 5,000 properties across Northamptonshire and 
Rutland. The vast majority of these properties are traditionally built, mainly two to 
three bedroom houses, with a small number of low-level flats. 

 
2.2.2 From 1st April 2011, we became a charity, registered with the Charities 

Commission. As a community focused organisation, becoming a charity was a 
natural step and complementary to the ethos that underpins our work. An additional 
benefit of charitable status is that our tax liabilities alter which will mean that monies 
saved in the future can be reinvested into existing and new homes and services. 

 
2.2.3 Spire Homes was formed through a large scale voluntary transfer of properties from 

East Northamptonshire Council in February 2001. This year we reached an 
important milestone in the life of Spire Homes as we celebrated our 10th 
anniversary year and were able to reflect on a decade of considerable success. 

 
2.2.4 Further important growth occurred when 1,242 properties were transferred from 

Rutland County Council in November 2009. Delivering the promises made to 
Rutland tenants will continue to be a significant part of the Business Plan for the 
next four years.  

 
2.2.5 Since its formation, Spire Homes has built around 550 new properties to meet the 

needs of our local communities, including homes for rent and for low cost home 
ownership. 
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2.2.6 We have 20 supported housing schemes for residents who require a range of 

support from the Supported Housing Service, including specialist accommodation 
for people with specific support needs.  This service also provides support to 
vulnerable people regardless of tenure, providing contact and an emergency 
response.  More than 1,000 residents receive services via our Supported Housing 
Team, which makes this a significant area of our business. 

 
2.2.7 Although letting and maintaining properties is our core business, Spire Homes plays 

a far bigger role in the communities in which we operate.  Significant resources are 
committed to neighbourhood management and community development directly 
through our Community Fund, but equally significantly through: our investment in 
our properties and their environments; through our support to tenants in need of 
help and advice; and through financial inclusion work and employment partnerships. 

 
2.2.8 Tenants are at the heart of everything we do and we have developed a number of 

partnerships that ensure we are responding to the issues that matter to our 
customers. 

 
2.2.9 Spire Homes also provides management services on behalf of other providers. This 

includes providing homelessness and housing advice services under contract to the 
Councils in East Northamptonshire and Rutland. 

 
Appendix II - provides a diagram outlining our area  of operations. 

 
 
2.3 Governance of Spire Homes 
 
2.3.1 Spire Homes, whilst benefiting from being part of a Group of companies, operates 

in an independent manner on a day to day basis in running our business. 
 
2.3.2 We are governed by a Board of Directors, which sets the vision and oversees Spire 

Homes’ activities. During 2010, a significant review of the governance structures 
commenced to ensure that Spire Homes had robust governance arrangements in 
place to effectively lead the organisation now and in the future. 

 
2.3.3 With housing associations facing an increasingly challenging and complex 

operating environment, the need for a strong Board has become more critical than 
ever. Linked to the conversion to charitable status, the Charities Commission 
expects to see a strong, professional Board in place to deliver the agreed charitable 
objectives. 

 
2.3.4 Simultaneously, there has been a continuing focus from Government and regulatory 

bodies to ensure that all organisations delivering public services perform effectively 
and good governance is seen as critical to this. 
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2.3.5 In line with good practice and adopting the National Housing Federation’s principles 
of good governance outlined in their ‘Excellence in Governance Code’, we made 
changes to both the size and structure of our Board during 2011. The Board now 
comprises of 11 Directors, recruited on a skills basis to ensure they provide the 
highest calibre of governance. 

 
2.3.6 This moves away from the traditional constituency groups formerly in place, which 

was more appropriate when Spire Homes was first established as a new transfer 
organisation. The changes also mean that the Local Authority no longer has 
membership of Spire Homes. 

 
2.3.7 To ensure that the Board attracts and retains the right level of Board Directors, 

Spire Homes has introduced payment for Board members alongside a new 
performance framework from April 2011. Remuneration levels have been 
independently assessed and are comparable to similar sized and types of 
associations nationally.  

 
2.3.8 Work will continue during 2011, to further enhance the work of the Board and the 

Committee structures to ensure the highest standards of governance are in place 
and to respond to the changing regulatory framework as it continues to emerge. 

 
 
2.4     The Longhurst Group 
 
2.4.1 Spire Homes is part of the Longhurst Group of companies as shown in the diagram 

at Appendix III . 
  
2.4.2 The relationship between Spire Homes and the Longhurst Group is governed by a 

Procedure Agreement which sets out the legal arrangements between us and 
details the services that Longhurst Group provides to Spire Homes.  These include: 
treasury management; corporate services; HR and training; development services; 
marketing and IT. 

 
2.4.3 Spire Homes is represented on the Board of Longhurst Group.  The Group is 

involved in the strategic planning, review and development of each member 
company, and provides direction and growth for the Group as a whole.  The 
Managing Director of Spire Homes also holds the position of Deputy Chief 
Executive of the Longhurst Group. 

 
2.4.4 There are numerous benefits of being part of the Group structure.  As well as the 

aim of efficiencies through the purchase of central services, member companies 
share good practice and benchmark performance.  The Longhurst Group has an 
excellent reputation and network of contacts and partnerships across the East 
Midlands from which we are able to benefit. 
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2.4.5 Over the past year, more emphasis has been placed on developing collaborative 
working and ensuring we reap the benefits of being part of a successful Group of 
housing providers. Structures have been developed to enhance working 
relationships, to ensure Group services provide value and efficiency and provide 
forums for discussion and learning. This includes business excellence networks and 
a Group wide process of organisational development. This will continue to be a key 
theme for development in the coming year. 
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3.0 Our Achievements 
 
3.1 Over the past year, we reached an important milestone in the life of Spire Homes as 

we reached our tenth anniversary. This landmark provided a time to reflect on and 
celebrate the many achievements over the past decade in providing high quality 
homes and housing services and most importantly making a difference to the lives 
of people and communities. 

 
3.2 We have spent £8.2 million on repairs and improvements to our homes in 

Northamptonshire in the last year alone and to date we have spent in excess of £72 
million. 

 
3.3  Through this major investment and strong asset management, in March 2010, we 

met the Government’s Decent Homes Standard, well ahead of the Government 
deadline of the end of December 2010.  

 
3.4 During the year we also celebrated the first anniversary of the Rutland transfer of 

1,242 homes from Rutland County Council.  In the first year alone we have spent 
£3.7 million on improvements to Rutland properties as part of planned investment of 
£21 million in the first five years following transfer.  Rutland tenants have benefitted 
from a range of improvements including modern new kitchens and bathrooms, 
efficient new heating systems, new windows and doors, roofing, fencing and 
external decorations.  Sheltered schemes have had a face lift and programmes are 
well under way to install new heating systems, to improve communal facilities as 
well as improving security for residents.   

 
3.5 Improvements in Rutland have not just been physical ones, with major pieces of 

work completed to review and improve key services and introduce new services. 
 
3.6 Our aids and adaptations programme has responded to the needs of hundreds of 

tenants, to provide the equipment and remodelling work they need to enable them 
to remain in their homes, or to move to a more suitable one.  

 
3.7 Over the past year we have focused on helping young people back to work as youth 

unemployment reaches some of the highest levels seen for over a decade.  
Through the Governments Future Jobs Fund Programme, we have recruited young 
people in a variety of roles across Spire Homes and with our contractors to help 
improve their future job prospects.  We have also promoted ‘work clubs’ to our 
tenants as part of a Government initiative with a local employment agency. 

 
3.8 We were one of 37 Housing Associations chosen by the Tenant Services Authority 

(TSA) to pilot local standards.  We established a new Resident Inspector Project to 
lead the local standards pilot which focussed on the standard of our properties 
when we let them to new tenants.  As a result, in the first quarter alone, there was 
an impressive improvement of 18% in satisfaction levels with the condition of 
properties when new tenants move in.  We were also commended by the TSA for 
the thorough approach to the project which was led by tenants themselves.  
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3.9 Our Supported Housing Services have again been externally accredited: Care and 

Repair have achieved 6 A’s and 6B’s in the Quality Assessment Framework 
assessment and the Supported Housing Service has achieved A’s and B’s. 

 
3.10 A handyman service has been introduced by Care and Repair for homeowners and 

private tenants in East Northamptonshire and Wellingborough. 
 
3.11 We have implemented a new Tenant Assistance Scheme which provides support to 

vulnerable tenants who need help with decorating or maintaining their gardens. 
 
3.12 We are very proud of our newly created Community Fund from which residents can 

apply for grants to transform local neighbourhoods or people’s lives.  The Fund has 
a small grants pot, awarding individuals up to £500.  While in the large grants fund 
up to £5,000 can be awarded to Community Groups.  The Funds objectives were 
determined by the Board and funding aims to help people to improve their 
employment chances, to support individuals or to encourage neighbourhood 
development in the communities where we work.  The scheme is unique in that 
residents oversee it via a Grants Panel and make the decisions about where the 
grants are awarded. To date, over £18,000 has been awarded to a range of 
individuals and groups including to a project aimed at reducing anti-social 
behaviour, and a disabled man to buy equipment for his home to improve his 
independence. 

 
3.13 Our Tenancy Support Service continues to make a difference to tenants lives and 

so far around 122 tenants have been referred to the service for help with things like 
applying for grants and benefits, reducing arrears, budgeting skills and moving into 
their first home.  We expect demand to grow for this service, which now operates 
across Rutland and Northamptonshire, as the financial climate remains tough. 

 
3.14 We have joined forces with North Northamptonshire Financial Inclusion Partnership 

to help people get money in a safe way through an affordable loan scheme, which 
is aimed at people on low incomes.  We recently joined a mortgage rescue scheme 
to help home owners stay in their homes too. 

 
3.15 We have been helping to cut the costs of bills coming in and making homes more 

energy efficient. Work such as installing cavity walls and loft insulation as well as 
new roofs, new windows and better heating systems are all making a difference to 
the bills that people pay, saving some residents over £120 a year.  Following a 
successful grant bid we were also able to give tenants extra financial support to pay 
their heating bills. 

 
3.16 We have continued our programme to install solar powered heating in our sheltered 

schemes to reduce energy bills by around 30%, lower maintenance costs and 
reduce carbon emissions.  Three schemes now have these environmentally friendly 
heating systems and we are planning to install solar power to other schemes in the 
coming year, as well as to our own offices to reduce our running costs. 
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3.17 Our new homes have a range of energy efficient features to keep running costs as 

low as possible and our eco-friendly development in Seaton Road, Uppingham has 
just won the prestigious National Green Apple Award in recognition of the social, 
environmental and economic impact on the town of Uppingham in Rutland. 

 
3.18 In the last year we developed 87 new homes for rent and shared ownership in East 

Northamptonshire, Corby, Rutland and Wellingborough, and saw the completion of 
our first new homes in Kettering. To date, almost 500 families have benefitted from 
our new homes.  We are exceptionally proud of this contribution to bringing 
affordable homes to our areas.   

 
3.19 We launched Spire Homes’ new ‘People, Pride and Community’ Awards for the first 

time in 2010 to give local residents a chance to nominate people within our 
communities who always go the extra mile and deserve recognition for their efforts.   

 
3.20 During 2010 we completed a major review of the Governance framework and made 

significant changes to the size and structure of the Board to enhance our 
Governance arrangements.  

 
3.21 We have developed a robust tenant scrutiny framework over the past year to 

develop our co-regulatory approach. 
 
3.22 In 2010 we took part in the National Best Companies Programme and we are 

extremely proud to announce we were successfully accredited as a One Star ‘Best 
Company To Work For ’.  This achievement, alongside an impressive result of 75% 
overall satisfaction in our staff survey conducted in 2010, which placed us in the top 
12% of all companies surveyed, highlights our continuing focus on our staff and on 
making Spire Homes a great place to work. 
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4.0 Our Business Environment and our strategic resp onse  
 
4.1 This year we are faced with some momentous changes arising from the change in 

Government policy and resulting spending announcements combined with the wider 
economic climate.  Taken as a whole these factors probably represent the biggest 
change process our sector has faced since 1974. 

 
4.2 The Government’s new ‘localism’ agenda and the wider objective to move away 

from what it calls ‘big government’ to ‘big society’ sets out a potentially radical shift 
in power from central Government back into the hands of individuals, communities 
and local councils. The Localism Bill contains a package of reforms that are 
intended to devolve greater power and freedoms to councils and neighbourhoods. 

 
4.3 As well as setting councils free to innovate through new general powers of 

competency, the Localism Bill introduces major reforms to housing finances, 
planning systems, regulation, residents’ rights, homelessness, allocations and 
tenancies. The changes relating to housing reform will change the face of social 
housing and have sparked fierce debate in the sector. After consultation, reforms 
will be introduced through the Localism Bill and through a revised tenancy standard, 
probably in autumn 2011. 

 
4.4 This is therefore a time for the most thorough review of our business and activities 

and it is not possible to do this in the usual business planning cycles.  Furthermore, 
while headline policies have been announced there is considerable detail still to 
come and, no doubt, political processes may yet bring further change.   

 
4.5 Without doubt our operating environment has changed dramatically, and these 

changes will need to be considered thoroughly as policy continues to emerge in the 
coming months and year.  The key changes are outlined below, along with our 
strategic response in each area: 

 
Welfare Reform 
 
4.6 The White Paper ‘Universal Credit: welfare that works’, published in November 

2010, sets out plans to introduce legislation to reform the welfare system by 
creating a new Universal Credit. The central premise is that the welfare reforms will 
simplify the current systems, ensure that work pays and combat worklessness. 
Universal Credit will combine all working age ‘in and out of work’ benefits and tax 
credits into one single tapered payment which will be introduced over the course of 
the next two parliaments.  

 
4.7 The reforms will ensure that no family, lone parent or couple receives more benefit 

than the national average wage of £26,000 or £18,200 for single people. The intent 
is that these reforms are supported by a personalised Work Programme to help and 
support people of working age into employment.   
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4.8 If households are paying high levels of rent, currently met through housing benefit, 
including potentially, new affordable rent levels, they may find themselves subject to 
the benefit caps and required to make up any shortfall in their benefit to meet their 
rent.  This will especially affect families living in high value areas, such as London 
and the South East, but for Spire Homes this will not impact upon the majority of our 
residents, as our current and anticipated rent levels are well within Local Housing 
Allowance rates. 

 
4.9 The Government has also announced a range of sweeping welfare cuts and 

restrictions on entitlements to be introduced in the coming years. This includes 
reduced rates for parents claiming Working Tax Credits and a requirement to work 
24 hours a week, up from 16 hours, in order to qualify. There will be restrictions on 
the payment of Disability Living Allowance and more emphasis on restricting 
housing benefit to people who are “under occupying”.  In addition, people under 35 
in the private rented sector will only receive Local Housing Allowance at the rate for 
living in shared accommodation. 

 
4.10 Given the new policies on tenure, allocations and rents, designed to increase 

flexibility and bring in extra money to make up the investment shortfall, there are big 
questions for the sector around how this will work alongside the benefit reform 
programme outlined. 

 
Our response: 
 
4.11 With a high proportion of our residents receiving benefits of some kind, inevitably 

times are going to become even harder as a result of the benefit reforms. We are 
however fortunate that in our area of operation, the ‘affordable rent’ levels fall well 
within Local Housing Allowance rates and therefore benefits should always cover 
rents.   

 
4.12 Our priority in the coming year will be to ensure that we provide strong support and 

advice to our residents through our financial inclusion strategy and enhancing the 
role of our tenancy support service and income recovery team.  

 
4.13 We will ensure that our resources are effectively deployed throughout the business 

to maximise income through ongoing support, advice and the message of ‘rent first’.  
Marketing strategies will be aligned to maximise income and ensure that we provide 
the right balance between providing support and strengthening the payment culture. 

 
4.14 We will focus the resources of our Community Grant Fund to provide financial 

support to residents and help them into employment and provide a range of 
opportunities for work experience and training to enhance job prospects. We will 
also seek funding opportunities, which provide additional resources to support our 
financial inclusion work and income recovery.  
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Provision of Affordable New Housing and Growth  
 
4.15 Three years into the housing slump and homes in the East Midlands are still out of 

reach for thousands of households throughout the region, according to research by 
the National Housing Federation. House prices have increased faster than the 
national average and a 90% mortgage on an average home now requires an 
income of over £40,600. The region is struggling to meet housing need against a 
backdrop of the fastest growing number of households of anywhere in the country – 
growing 30% faster over the next 20 years. 

 
4.16 The National Housing Federation warns of a deepening housing crisis in the region 

following the Government’s announcement to cut the National Affordable Homes 
Programme (NAHP) by 63% (73% in real terms, adjusted for inflation). At the same 
time, they have announced a target to deliver 150,000 new low cost homes over the 
next four years. 

 
4.17 In an attempt to bridge the gap caused by these significant cuts in funding and grant 

levels the Government is proposing that rents are raised with the introduction of 
‘Affordable Rents’. In agreement with the Homes and Communities Agency (HCA), 
housing associations will be able to set rents at up to 80% of market rents for their 
new homes and for a proportion of their relets.  

 
4.18 The HCA have issued their new Affordable Homes Framework for funding future 

development activity across the sector.  When agreeing investment deals with 
housing associations, the HCA will consider the totality of the deal being brought to 
the table which will include contributions from reserves, the levels of rent flexibility 
requested, grant bid for land and any Section 106 contributions. The HCA will also 
want to see evidence that housing associations are meeting Local Enterprise 
Partnership (LEP) and local authority priorities, as agreed through Local Investment 
Partnerships and must have the local authority’s express support for the bid. The 
Localism Bill sees a clear shift in power to local authorities and the continued 
disbanding of regional structures. 

 
4.19 The affordable rents flexibility is only available to providers who are accepted onto 

the Framework and the additional income is ring-fenced exclusively for 
development.  

 
4.20 The Local Growth White Paper also confirms the introduction of the New Homes 

Bonus as part of the Government’s approach to encouraging housing development.  
From 2011, councils will receive additional funding to match council tax income on 
all new homes built, and properties brought back into use, for a period of six years 
from the date the property is complete. 

 
4.21 With the ending of ring-fenced funding, authorities will have freedom to determine 

how the New Homes Bonus is used, to reduce council tax, to support revenue 
spend, or to fund capital projects.   
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4.22 Reforms to the planning systems, coupled with the abolition of regional house 
building targets and many of the regional strategic structures means the emphasis 
is increasingly being placed on local authorities to ensure housing needs in their 
areas are properly assessed and met. 

 
Our response: 
 
4.23 Despite the reductions in grant levels and the challenging operating environment we 

are committed to continuing to build new homes, where it is cost effective and 
strategically relevant to do so, through our bid to join the HCA framework as part of 
the Blue Skies Consortium. Our proposals will be based on the assumption that all 
new homes will be let at 80% of market rents which will bring in additional income to 
invest in the development of new homes.  

 
4.24 We have developed strong relationships with our local authority partners and we 

are working closely with them to ensure that schemes proposed in their areas have 
their full support, as required by the HCA. Influence and leverage is critical in order 
to help shape the agenda, rather than respond to it and maintaining our 
relationships in the year ahead will be vital. Particularly as the localism agenda sees 
a shift in power to local authorities.   

 
4.25 A priority in the coming year will be to reduce costs as well as increasing income to 

ensure that we can boost development activity. A more commercial approach is 
essential to make every penny count. To achieve this, we will require services to be 
reviewed to ensure they are delivered in the most efficient and cost effective way. 
We will strengthen our approach to asset management to assess the net worth of 
each property, site and land we own to ensure we are maximising our assets, 
including identifying potential disposals. We will also actively develop a cultural shift 
as we embed value for money principles throughout the business.  

 
4.26 We will consider our approach to securing finance, looking at Bonds and other 

funding sources, including exploring the potential for a Group wide funding facility. 
Achieving finance at the best possible rates will be critical.  We will also ensure that 
we are in a favourable position to secure further funding in 2011/12 to enable our 
growth objects to be further realised. 

 
4.27 We will build on our position of strength in our communities to look at new 

partnerships or the selling of services to other providers, to bring in additional 
income or achieve economies of scale.   

 
4.28 Finally, we will continue to actively seek other ways of achieving growth, through 

transfer, mergers, acquisitions or joint ventures as the climate may have been made 
more favourable given the pressures on budgets and the opportunity for increased 
valuations. Our approach will be to drive economies of scale, with growth achieved 
within the current infrastructure at nil cost. 
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Rent Reform  
 
4.29 As a result of the introduction of the new Affordable Rent tenure alongside the 

remaining capital pot, the Government believes that up to 150,000 new homes will 
be delivered over the next four year period.  The new affordable rent regime will 
give associations the flexibility to be able to set their rents up to 80% of the average 
market rent for all new homes and some relets. Rents will be reassessed at each 
relet and will be based on valuations at a local level which will inevitably fluctuate 
with the market.  Existing tenants are protected unless they move to another 
property which will then fall under the affordable rent policy.  

 
4.30 The affordability of rents across the sector will be significantly affected as nationally 

an average social rent for a three bedroom property is around £85 per week, 
compared with up to £250 per week for 80% of the average market rent. The impact 
of charging 80% market rents will however vary widely from area to area. Those in 
the highest value areas, such as London, will see a huge gap between social and 
affordable rents and new tenants having to bridge the gap between their affordable 
rent and what they are eligible for in housing benefit as a result of welfare reforms.  

 
4.31 For tenants in receipt of benefit, being charged rents at the higher levels risks 

deepening the poverty trap and may create significant disincentives to work.  It also 
makes it more likely that some households will find themselves at the new total 
benefit income limit of £26,000 for couples and families with children.   

 
4.32 For Spire Homes, the affordability of the new 80% market rent regime is less 

concerning. Although there are some differences between the social and affordable 
rents in our higher value areas of Rutland and some parts of East Northamptonshire 
the gap is less significant. Additionally, affordable rents would fall well within Local 
Housing Allowances so rents for those in receipt of housing benefit would be fully 
covered in our area. 

 
4.33 It is still unclear as to the extent the Government will encourage associations to 

develop under the new system, but given the fall in capital budget there may be 
pressure for associations to do as much as they can. Undoubtedly the rent reforms 
will fundamentally alter the housing landscape. 

 
Our response: 
 
4.34 We are committed to continuing to develop new homes and part of our offer must 

include the conversion of existing properties to affordable rent and relet.  We have 
modelled the impact of the affordable rent policy for our area of operation and 
intend to charge 80% market rents on all new homes and appropriate relets. An 
Affordable Rent Policy is in the process of development to implement a localised 
approach which takes account of letting and demand issues. 

 
4.35 We intend to carefully assess the impact of this new rent regime on lettings and 

demand in order to fully understand and mitigate against any associated risks, such 
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as increased voids or reputation issues. We will also be prudent in our calculation of 
market rents in order to provide sensible comparables at a local level. 

 
Allocations and Tenure Reform  
 
4.36 The Government has given landlords greater flexibility in the tenancies it can offer 

with a clear intent to move away from tenancies for life. Councils and housing 
associations will be able to offer new tenants ‘rental contracts’ that are more 
flexible, with a minimum term of two years, with no maximum term. They will be 
able to offer affordable rents at 80% of the private sector, granted for a range of 
fixed periods. The onus will be on the landlord to set tenancy terms and to 
demonstrate that they are making the best use of their resources. 

 
4.37 Practically, there will be issues for landlords in deciding their criteria for reviewing 

flexible tenancies, which should reflect levels of continuing need, work incentives 
and local pressures for social hosing. There may however be exemptions where 
homes for life are still guaranteed, for example for people with a long term disability.  

 
4.38 Social landlords will also need to think hard about managing expectations and 

perceptions locally, dependent on their approach to the length of tenure and criteria 
for moving people on. The sector has generally welcomed the tenure reforms 
however a careful and considered approach is vital in exercising the new freedoms 
to grant fixed period tenancies to ensure communities are settled and sustainable in 
the future. Transparent policies and procedures for granting and reviewing fixed 
term tenancies are therefore critical. 

 
4.39 The Localism Bill also gives new powers to councils to set their own rules about 

who qualifies to go on their waiting lists and brought changes to housing homeless 
people. There is also a new duty on councils to publish Strategic Tenancy Policies 
to set the broad objectives to be considered by all other housing providers in their 
areas when granting tenancies. The Right to Buy is also to be extended to flexible 
tenancies 

 
 
Our response: 
 
4.40 We will utilise the new flexible approach to granting and reviewing tenancies, 

providing the most appropriate tenancy type according to different property types or 
different customer groups.   

 
4.41 We will develop clear and transparent policies for determining the tenancy contracts 

we offer and the process of review. We will also be clear on how our approach will 
be implemented and managed. A key aspect of developing our approach will be to 
consider the needs of our local communities and how we can sustain them into the 
future. We will also take account of commercial factors in our approach such as the 
ability to implement affordable rents on relet and the increased income this will 
generate. 
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4.42 We will review our housing management response and tenancy expectations and 
opportunities for the provision of varied service levels at varied costs. This will form 
part of taking a more commercial approach to the business in the coming year. 

 
4.43 We are already influencing local authority thinking on allocations and tenancy 

strategies and will continue to work closely with them in the coming months and 
year.  

 
Regulatory Change 
 
4.44 The Government plans to implement the recommendations of the review of social 

housing regulation via the Localism Bill, placing regulation within the reformed 
Homes and Communities Agency (HCA).  A statutory Regulation Committee will be 
established that takes on what remains of the Tenant Services Authority’s (TSA) 
regulatory powers, with a strong ‘in principle’ case for regulation being largely or 
wholly funded through fees on regulated landlords in future, possibly through an 
annual subscription.  The revised model of regulation will maintain the standards 
established by the TSA but based on consumer protection and economic outcomes, 
which will require substantially different levels of regulatory activity. 

 
4.45 Consumer Protection is focused on management and quality of housing, the 

opportunity for tenants to be actively involved and to hold their landlord to account 
and the contribution to the social and economic well-being of the areas in which the 
landlord operates.  Co-regulation is to be retained and enhanced and registered 
providers are encouraged to set up and support tenant panels that scrutinise the 
handling of complaints, landlords’ performance on local offers and overall 
performance of the organisation. 

 
4.46 The expectation is that there will be an increased democratic involvement in 

complaints, with tenant panels, councillors and MPs being involved. 
 
4.47 The setting, monitoring and scrutiny of local standards delivery will be done 

‘formally’ by tenants, linking co-regulatory activity to self assessment reviews.  
Performance information and the Annual report to tenants are no longer seen as 
critical in terms of regulation. 

  
4.48 Co-regulatory activity will be used by tenants in negotiating service improvement, 

not as a way of deselecting a landlord.  Serious failures of performance reported 
through the complaints process will be a trigger for intervention.  Inspection will in 
future be reactive and focus on a particular area. 

 
4.49 In terms of economic regulation, the HCA will take on the statutory function, to 

ensure that associations are financially viable and well governed and to ensure 
taxpayer’s funds are not misused and there are no unreasonable burdens imposed 
on the taxpayer. 
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4.50 In addition to these two activities, it is expected that in future the regulator will be 
more proactive than is currently the case on ensuring value for money in the sector.  
This includes focusing on the efficiency of landlords, their capacity and incentives 
for new affordable housing supply.  It is anticipated this approach will help to 
support the confidence of private lenders to provide funds at competitive rates in a 
situation where the availability of grant for new build is likely to be reduced. 

 
4.51 To minimise interference, the regulator’s activities will be targeted, proportionate 

and risk-based.  The content and application of regulation will be kept under review 
to ensure that it does not act as a barrier to new entrants or new models of service 
delivery in housing management. 

 
Our response: 
 
4.52 Over the past year we have undertaken a review of our governance arrangements 

and made significant improvements to the work of the Board. The priority has been 
to ensure we have the right Board, with the right skills and experience to lead Spire 
Homes now and in the future in this ever challenging and complex operating 
environment. Changes to the size and structure of the Board have been formally 
agreed, including reducing the Board from seventeen to eleven members and 
introducing a skills and competency framework to guide recruitment, Board 
development and appraisal. To further professionalise the work of the Board, 
payment for all Board members will be introduced from April 2011.  

 
4.53 In the coming year work will continue to review the way the Board and Committees 

operate and to fully embed the new skills and competency framework. 
 
4.54 We have reviewed our approach to co-regulation and tenant scrutiny and are 

confident that we have the right mechanisms in place and have fully embraced the 
principles of the new regulatory framework. In the coming year, as the new 
regulatory regime is developed, we will continue to shape and develop our 
response. 

 
4.55 We are currently reviewing our approach to complaints and establishing the most 

appropriate way to increase the involvement of local MPs, Councillors and tenants 
as required. As outlined previously, we have strong relationships with local 
authorities in our area and will continue to strengthen them in the year ahead. 

 
Supporting People 
 
4.56 The Government’s allocation for Supporting People has been spared the massive 

cuts that other areas of expenditure have suffered.  However, funding for housing 
related support in the future will be channelled through the formula grant, as part of 
the devolution of more financial control to local authorities.  So local authorities 
have complete freedom to make larger cuts and many are already planning to do 
so.  There is a high risk that Supporting People funding in many areas will get lost in 
this large and complex funding pot.   
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4.57 This challenging environment will require providers to be innovative and imaginative 
in developing and delivering services. 

 
4.58 Northamptonshire Supporting People (SP) are currently undertaking consultation to 

inform which services they continue to fund.  The results are expected in July 2011 
with the first decommissioning of existing services from November 2011 and new 
commissioning process taking place from July 2011.  

 
Our response : 
 
4.59 Supported housing services are an important aspect of the service offer from Spire 

Homes and we are committed to continuing to provide low key support to our 
residents. We have agreed that any future contracts we enter into must be cost 
effective or generate income and this includes future SP funded services. 

 
4.60 We are taking a proactive approach to the decision to end all SP contracts 

throughout Northamptonshire and have been working with other providers to 
develop models of alternative service delivery, with a steer from the SP team to 
guide the process. We will continue this process in the coming year, taking account 
of the extended timeframe of Northamptonshire County Council in deciding the 
approach they want to take to future service provision. 

 
4.62 We are also planning to consult our tenants in supported accommodation on their 

priorities for the services they receive.  This will help us to consider our approach to 
continuing to provide a valued service without SP funding in future, should this be 
the case. 
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5.0 Business Aims 
 
5.1 Spire Homes has agreed five main Business aims to take the business forward, 

which will need to take account of and be delivered in the context of the changing 
operating environment, discussed earlier.  The key business aims are set out 
below.  Each of these aims is supported by specific delivery objectives for the next 
12 months, which can be found in the Service Improvement Plans for each service 
area. Examples of these are provided under each heading. The key business goals 
are to: 

 
1. Manage our assets wisely, investing in our exist ing homes and delivering our 

promises to tenants in Rutland 
 

To achieve this aim we will: 
 

·  Ensure we make the best use of the properties, land and sites we own or 
manage, exploring all options for development use, re-designation or potential 
disposal. This will require a comprehensive review of the asset management 
strategy and approach to ensure it is robust and effectively informs strategic 
decisions. 

 
·  Ensure all properties meet the Decent Homes Standard as an absolute minimum. 

 
·  Have robust plans in place to improve our properties to protect our assets and to 

make them desirable homes. 
 

·  Have plans in place to deliver programmes of improvement on time and in 
accordance with the promises made to Rutland tenants. 

 
·  Identify the most efficient and effective options for delivering repairs and 

maintenance services as contracts are due for renewal during 2012. 
 
  
2. Deliver service excellence and nurture our ‘can do’ culture 
 

To achieve this aim we will: 
 

·  Value our staff as our greatest asset; foster a team spirit and a culture of 
continuous improvement, innovation and creativity, and build on our high levels of 
staff satisfaction. 

 
·  Invest in staff training and development, to ensure they have the right skills, 

knowledge and experience to deliver our business objectives within the agreed 
culture and values. This will include a 10th anniversary conference during 2011. 

 
·  Ensure that staff resources are effectively deployed to meet the key business 

priorities and objectives. Given the welfare and rent reforms and the current 
financial climate, during 2011 a key focus will need to be on income recovery and 
maximising income. 
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·  Undertake service reviews to ensure that services are delivered in the most 
efficient and cost effective way and are what our customers require.  

 
·  Improve customer intelligence, through developing customer profiles to provide 

tailored services to existing customers, and market research to understand the 
demography and issues within the areas we operate, to provide the right service 
offerings to potential new customers. 

 
·  Actively seek opportunities to share resources and expertise to enhance the 

services we provide and reduce costs through partnerships and collaborative 
working. 

 
·  Negotiate effective Service Level Agreements with Group Corporate Services that 

deliver excellence, value for money and are cost neutral where possible. 
 

·  Provide opportunities for employment, volunteering and work experience to local 
people in partnership with other agencies to improve employment prospects and 
life skills and contribute to the worklessness agenda. 

 
·  Build upon our resident led self regulation framework, the development of local 

offers and resident inspector work in line with emerging regulatory requirements. 
 
 
3.   Provide efficient services and be cost conscio us  
 
      To achieve this aim we will: 
 

·  Develop a culture throughout the organisation of achieving value for money by 
ensuring that staff understand costs, are financially smart and committed to 
budgetary management. Given the current climate a more commercial focus is 
required to inform decisions going forward. 

 
·  Ensure we recover all income due to us, including recovering service charges, in 

line with the agreed plan to recover all costs. 
 

·  Develop an Affordable Rent Policy that balances the need to generate income for 
new development activity with the promotion of sustainable communities and takes 
account of supply and demand issues. 

 
·  Reduce management costs by spreading the current staffing structure across 

more units/ services as growth opportunities are realised. 
 

·  Focus resources on income maximisation, supporting tenants through benefit 
reforms and embedding a ‘rent first’ payment culture. 

 
·  Identify grants and funding streams that could be utilised to maximise income and 

enhance the services or initiatives delivered. 
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·  Use our IT systems to provide better, more efficient services to our customers and 
more efficient working practices.  

 
4.   Grow the business by providing new homes and s ervices  
 
      To achieve this aim we will: 
 

·  Seek out new business and growth opportunities, which compliment our mission 
and strategic direction. Our aim is to achieve a total of 6,000 units in ownership or 
management by 2012, within our current infrastructure. 

 
·  Continue to meet affordable housing needs as a major provider of new homes in 

the areas we operate, working with local authority partners to complement their 
housing strategies. 

 
·  Provide services for others where they generate income or break even but deliver 

qualitative benefits. 
 

·  Work with the Group to identify and realise opportunities to develop affordable 
homes under the new HCA framework, considering alternative funding sources, 
models and partnerships. A key aspect of this will be to consider current appraisal 
processes and our approach to risk. 

 
5.   Reduce our environmental impact  
 
      To achieve this aim we will: 
 

·  Develop asset management programmes that prioritise increasing the energy 
efficiency of our existing homes and reducing the carbon footprint. 

 
·  Raise awareness amongst our customers of energy efficiency initiatives to 

eradicate fuel poverty, linking in with other organisations and campaigns. 
 

·  Take account of eco standards and the use of recycling and renewable 
components in the development of our new homes. 

 
·  Reduce the environmental impact of our business by recycling as much as we 

can, by understanding our carbon footprint and aiming to reduce it through 
unnecessary travel and waste, etc 

 
·  Explore initiatives and funding to retrofit our properties with solar panels, air 

sourced heat pumps, improved insulation, etc. 
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6.0     Risk Management  
 
Our Approach to Risk 
 
6.1 At Spire Homes we need to ensure that our attitude to risk takes account of:  
 

·  The vulnerable nature of our customer group; 
·  Our position as a publicly accountable body; 
·  The exposure of our business to regulation, scrutiny and audit by many official 

bodies and funders; 
·  The extent of our commitments to local authorities, tenants and funders arising 

from the transfer of council stock; 
·  The need to operate in the long term;  
·  The impact of the current global financial crisis; 
·  The impact of a new development model and the need to be more innovative to 

carry on developing; and 
·  The major reforms to social housing, welfare systems, local democracy and the 

subsequent policy direction. 
 
6.2 A charitable business such as ours must clearly act in ways which minimise the 

risks of serious financial or other failures.  However, we are also required by 
government to operate in a competitive environment, to use substantial amounts of 
private finance and to obey many complex areas of law. Since we cannot operate in 
a ‘risk free’ environment we must devise methods and strategies for managing risk. 

 
6.3 In this context, and to reflect our desire to maintain an organisational culture in 

which risk management is embedded, Spire Homes is guided on a day to day basis 
by certain principles of good operational practice.  

 
6.4 In all new areas of work or where special events occur proper consideration is given 

as to whether independent legal or other professional advice should be obtained, 
and officers seek and obtain a wide range of opinion and data to inform the decision 
making process. 

  
6.5 Strategy and policy is evidence based and draws on best practice from across the 

sector and the wider business environment. 
 
6.6 Staff training and development including professional development is well 

resourced and given high priority throughout the organisation; Spire Homes’ staff 
subscribe to relevant journals, information sources and attend good practice training 
and conferences. 

 
6.7 In this way decisions and judgements should be well informed, based on 

appropriate knowledge and data and tested by independent advice and opinion. 
 
6.8 As part of this business planning exercise, a risk map has been drawn up which 

identifies all of the key risks that could prevent the main objectives of this Business 
Plan being realised and control mechanisms established accordingly.  This risk map 
will be subject to quarterly review and will be reported to the Board. 
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6.9 The risk map utilises a new integrated risk assurance and management system 
called 4risk, which has been implemented during 2010. This web based system has 
enhanced our ability to monitor and measure our overall exposure to risk and the 
effectiveness of our controls. It provides tailored reporting aligned to our key 
business objectives and to specific risk areas such as finance, people risks, etc. 
Through this new system risks are monitored and reviewed on an ongoing basis 
and will form the driver for internal audit processes. 

 
6.10 4risk has been introduced across all Group companies and therefore also enables 

common risks and solutions to be identified across the Group as well as sharing 
good practice in risk management. 

 
Financial Planning 
 
6.11 Our work providing new homes and improving existing homes is financed over a 

long period.  So we recognise the importance of having strong finances, clear 
business plans and the support of funders and regulators.  Longhurst Group and 
Spire Homes have these things in place, for example:- 

 
·  We have a 30 year Business Plan in place, which is approved by our funders and 

which we review each year. 
 

·  Based on the historic cost, Spire Homes’ assets are currently shown in our 
Balance Sheet at over £45 million.  If the assets were measured at current 
market value they would be worth considerably more. 

 
·  Each year we collect approx £19.8 million in income from rents, service charges 

and other sources.  
 

·  Spire Homes benefits from having very experienced and well qualified staff and 
Board Members.  This is particularly important when considering the financial 
strength and stability of any business.  Our Management Team has more than 50 
years experience of housing management between them with a comprehensive 
range of professional qualifications. 

 
·  Our Board Members include senior business executives, financial experts, 

tenants and people from many different professions.  This helps us to weigh our 
decisions carefully and to ensure our strategies are properly thought through. 

 
·  Longhurst Group and Spire Homes have a long track record of viability and 

financial strength. 
 

·  We have maintained a full set of “green lights” as assessed by our regulator 
throughout our history. 

 
·  We have never been in breach of any requirements made by our funders and our 

business plans have been approved every year by our funders. 
 



 
 

 
Business plan 2011   29 

Business Plan  

·  Our Final Accounts have been independently audited and unconditionally 
approved in each and every year. 

 
·  For the past 10 years we have appointed an independent company to carry out 

extra audits of our systems in order to validate financial information.  We 
therefore have full confidence in the accuracy and reliability of the financial data 
we produce. 
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7.0 Financial Projections - 2011 
 
Introduction 
 
7.1 In the light of the financial turmoil facing the UK economy, the Board has carefully 

reviewed the assumptions in the Business Plan and feel comfortable that these 
remain relevant to the challenges ahead.  

 
7.2 The 30 year cash flow and funding model was revised in January 2011 and updated 

for delivery to the Bank in April 2011. 
 
7.3 The main financial assumptions in the Business Plan are: 
 

�  The Business Plan incorporates a three year Development strategy. This 
strategy will provide 155 properties for rent and 87 shared ownership 
properties. This is our current commitment utilising the grant funding that is 
associated with these schemes and does not reflect the new framework 
approach for future developments thereafter. 

 
�  Forecast expenditure of £8M per annum over Years 1-5 in relation to major 

repairs/improvements.  The main projects include the Rutland promises and 
an enhanced programme of improvements to existing stock. 

 
�  With the peak in the inflation figure in September 2010 we are in a position to 

recover the negative movement in rents from last year to balance out at the 
longer term average inflation figure of 2.5% in rent increases. For the current 
year this gives a rent formula for 2011 as 4.6% + 0.5% +/- £2.00 (£1.50 for 
Rutland).  

 
�  Interest rate calculations are based on the current fixing interest on £90 

million of loans at an average rate of 5.19%.  The variable interest rate is 
assumed over the longer term to be at a 6.0% rate, although this is achieved 
in Year 5 from an assumed 2.5% rate in Year 1. 

 
�  It is planned to increase the level of services income to achieve all 

recoverable costs by April 2013, with the majority of this recovered in Years 1 
& 2.  This will generate an improvement of £350k against current levels of 
charging and a total recovery of £835k in Year 1.  A smaller deficit of un-
chargeable costs will continue but this will be significantly reduced as a result 
of the work by the Service Charge Project Team.  
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Financial Plans 
 
7.4 Spire Homes' detailed financial projections are included in Appendix VII , which 

comprise of: 
 

�  Income and expenditure accounts; 
 

�  The Balance sheets; 
 

�  Cash flows; and 
 

�  Cash flow ratios 
 
 
Detailed Assumptions 
 
7.5 Void losses and bad debts 
 

�  An allowance for void loss on housing properties has been set at 2.2% per 
annum based on the past year's void loss. This remains constant against 
previous years’ Business Plans, but below the current year actual of 3.4%. 

 
�  Bad and doubtful debts are assumed to be 2.3% of total rent and service 

charge income. This remains constant against previous years’ Business 
Plans, and marginally above the current year actual of 2.0%. 

 
7.6 Other Income 
 

�  Additional income has been included in respect of services provided by Care 
and Repair of £210k, charges for our Choice Based Lettings service of £100k 
and our Homeless Service contracts with Rutland of £63k and East 
Northamptonshire Council of £105k. The provision of Care and Repair 
support for private purchases (i.e. not our tenants), a contract with Rutland 
County Council to provide a housing advice service and other income from 
Housing Associations and Charities buying in our services totals £107k. 

 
7.7 Staffing Costs 
 

Employee costs are based on the staffing structure shown at Appendix VI . This 
structure has been extensively reviewed to ensure costs are minimised and posts 
are essential and effective. 

 
7.8 Improvement / Major Repairs Costs 
 

�  These are forecast to cost just over £40 million including management costs 
over the next five years. At the moment; this includes £20 million on transfer 
promises for Rutland properties and £15 million on property improvements in 
East Northamptonshire. 
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�  The main areas of works planned are: 

 
·  New Kitchens and Bathrooms 
·  Replacement Central Heating Systems 
·  Refurbishment of PRC properties of non-traditional structure 
·  New UPVC Fascias and Soffits  
·  External Improvements to general needs properties 
·  Re-roofing programmes 
·  Sheltered Housing Scheme refurbishments 
·  Electrical upgrading 

 
�  All other major repairs costs in the Business Plan are based on the results of 

a Stock Condition Survey carried out in 2006, and subsequent surveys 
completed by the Property Services Team to inform the data held. 

 
 
7.9 Repairs and Maintenance 
 

�  The costs in the Business Plan are estimated on current levels of activity and 
are assumed to increase or decrease by RPI throughout the life of the Plan. 

 
 
7.10 Supporting People Income 
 

�  The Business Plan reflects Supporting People income received for providing 
support services to our tenants. 

 
�  An assumption has been made that Supporting People income will have no 

growth in inflation over the next 5 years, which has been factored into the 
Business Plan, and that we will continue to bid for these services going 
forward. 

 
�  There is a high level of uncertainty and we anticipate a significant reduction in 

overall funding and therefore we will need to secure the current level of 
income to supply the current level of services. 

 
 
7.11 Service Charges      
 

�  The Business Plan historically includes a significant deficit of services.  The 
plan put in place for the major review of these costs throughout 2010 has 
resulted in a large proportion of this being recovered in 2011/12 and a plan to 
fully recover over a 3 year period.   
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�  Accurate service charges will be in place for all properties as each scheme is 
reviewed, and these charges then implemented for any new tenant and at the 
rent review time for existing tenants. The exception to this is for Rutland 
tenants who transferred with a promise not to charge for existing services, but 
this only relates to the property in which they were living at the time of 
transfer.  

 
�  We anticipate that over time there should not be any element of service costs 

remaining as irrecoverable, and with a 15% management charge being 
applied we expect not to lose cash in the future over the Business Plan 
period. 

 
�  Full service recovery is made on all properties which are relet. 

 
�  Additionally it is planned to extend service charges to properties where no 

service income is currently received, after the appropriate consultation is 
carried out. 

 
 
7.12 Relet Rates Secure to Assured Tenancies 
 

�  When properties are relet from secure to assured tenancies the rent moves to 
target rent as indicated in the Rent Plan. The resultant rent charge is that the 
rent is usually at a higher level on relet than would have been charged to the 
secure tenancy. 

 
�  The rate of relets (based on historic data over the past five years) has been 

assumed at a range of 4% to 7% dependent on property type. 
 

�  The move towards re-lets at 80% of market rents under the new framework 
for Government funding of social housing has not yet been built into the 
current Business Plan. The current assumptions of what this will look like are 
being put together for the increase in both income and also possible rent 
arrears, to fund the additional interest costs associated with the funding 
increase following the removal or reduction of grants for new schemes.  

 
 
7.13 Right to Buy Sales 
 

�  The Right to Buy sales level is assumed to be 2 per annum over the next 5 
years based on current year activity. 

 
 
7.14 Group Recharges 
 

�  The Group recharge has been revised to reflect Service Levels agreed in 
respect of General Management, Treasury, Development, Human Resources, 
Marketing and Financial Services. 
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7.15 Loan charges  
 

�  The Business Plan reflects the forecast position of fixed borrowing on £90 
million worth of loans at 5.19% and variable rates have been assumed at 
6.0% over the longer term. 

 
�  Spire Homes will work in collaboration with the Group Finance Team to 

continue to hedge movements in interest rates by fixing rates and using 
derivatives as appropriate. 

 
 
7.16 Taxation 
 

�  Unrecoverable Value Added Tax (VAT) has been included in respect of items, 
which are subject to VAT. 

 
�  Spire Homes will not pay Corporation Tax following its conversion to a charity. 

 
 
7.17 Loan profile 
 

�  A graph showing the loan profile over the next 30 years is shown in Appendix 
VII. 
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APPENDICES 
 

 
 
  
 
 

  APPENDIX I  BUSINESS PLANNING CYCLE DIAGRAM 
 
 
  APPENDIX II  MAP OF OPERATING AREA 
 

  APPENDIX III GROUP STRUCTURE DIAGRAM 
 
 
  APPENDIX IV BOARD DIRECTOR PROFILES   
 
 
 APPENDIX V CV’S OF SENIOR MANAGEMENT TEAM 
 
 
 APPENDIX VI STAFFING STRUCTURE (Middle Management Team) 
 
 

 APPENDIX VII FINANCIAL SCHEDULES 
 
·  Income and expenditure accounts 
·  Balance Sheets 
·  Cash Flows 
·  Cash Flow Ratios 
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APPENDIX I 
 
 
 

Business Planning Cycle Diagram  
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PERFORMANCE FRAMEWORK 
 

 
 

 
 
 
 
 

 
 
 

 
 

  
 

 
 

 
  

 
 
 
 
 
 
  
 
 
 
 
 
 

Board  
·  Agrees objectives and strategic actions 
·  Oversees performance 
·  Hold executive to account 

Business Plan  
Our Business Plan, agreed with Board, staff and 
customers sits at the heart of our performance 
framework and drives the targets and action 

planning of our services 
 

SDI –  
sets individual targets and objectives 
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Service Improvement Plan –  

sets out objectives and targets for each 
service area 

Monitored through 
regular 1-1 meetings 
and SDI review. 

Monitored through team 
meetings, MMT meetings 
and by the Board 

KEY PERFORMANCE INDICATORS  
CUSTOMER SATISFACTION 

VALUE FOR MONEY 

Performance 
indicators monitored 
through monthly 
meetings within 
each service 
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APPENDIX II 
 
 
 

Map of Operating Area 
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APPENDIX III 
 
 
 

Group Structure Diagram  
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APPENDIX IV 
 
 
 

Board Director Profiles 
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Board Director Details 
 
Chris Breen 
 
Chris, having spent the majority of her life in Northamptonshire, has been a resident for the 
past 22 years in Higham Ferrers with the Council, ENH and now Spire Homes.  Chris has 
worked for a Gloucestershire Council, in a London Travel Agency with its own airline, as a 
PA for Leather Companies, in Finance offices and as a section Secretary to 30 scientists 
at a research lab.  Chris has married twin sons and one granddaughter.  She is a very 
active member of Spire Homes tenants groups and is currently involved with the Response 
to Repairs Operational Team and Customer Services Improvement Group amongst others.  
Chris enjoys attending meetings and the opportunities for learning that this has presented 
her.  Chris feels she is a people person where she likes to help other tenants with what 
she has learned herself.  She also enjoys being a fundraiser supporter for the 
Warwickshire and Northamptonshire Air Ambulance and a Volunteer researcher for the 
N.H.S. 
 
John Farrar 
 
John worked for Kettering Borough Council for 27 years and was an Environmental Health 
Technician.  He has lived in Irthlingborough all of his life and has served as an 
Irthlingborough Town Councillor for the past 11 years and is now retired.  John is now 
Chairman of the Community Safety Forum, Vice Chairman of Irthlingborough Partnership.  
John has been a Local Officer of the Salvation Army for over 46 years and does voluntary 
work in the local charity shop. 
 
Robert Lankey 
 
Robert lives in Spalding in Lincolnshire.  He is the Head of Lending at a newly formed 
Bank, where he is be responsible for all aspects of the operation, risk and marketing of the 
commercial mortgage business.  Prior to this role, Robert spent 17 years working for 
Norwich and Peterborough Building Society as their Executive Manager of Commercial 
Lending where he was responsible for the management of the commercial mortgage 
business.  Robert is heavily involved in his local church and teaches within the Sunday 
school.  He is also a trustee of Armenian Ministries, a registered charity providing aid to 
the poor in Armenia. 
 

Lesley Owen-Jones 
 
Lesley is currently Development Manager for the Heritage Lottery Fund.  Previously, she 
spent many years working in various aspects of social housing.  This included nine years 
at the Housing Corporation (now the Tenants Services Authority) where she allocated 
grants for projects that developed new ways of working or promoted good practice 
amongst social landlords.  While working at Trident Housing Association, Lesley managed 
a money advice worker, community development workers and the resident involvement 
function.  Lesley has a particular interest in making sure that tenants receive a quality 
housing service and excellent value for money. 
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Sarah Peacock 
 
Sarah was born and raised in Rushden. She had a career in hotel management, until 
marrying and settling down with a family. She now works for a private sector sheltered 
housing provider. She has been a District Councillor for 16 years and held the position of 
Chairman for the year 2009/10.  Sarah is also leader of Rushden Town Council and has 
been a town councillor for 12 years. 
Her many community functions have included being a Governor and vice chairman at 
Whitefriers Infant School for over 16years.  Leader of the Housemartins Over 60’s group 
until it finished recently. She is a founder member of the Rushden Museum situated in the 
Hall Park and currently holds the position of Chairman. Her most recent interest has been 
to join the Rushden Rotary Club and hopes to support the club with its fund raising 
activities. 
 
 
John Robson 
 
John lives in Letchworth Garden City. He was, until his retirement in 2009, Chief Executive 
of the Letchworth-based Howard Cottage Housing Association, which manages 1400 plus 
properties.  He has also worked for both large and small housing associations in various 
roles.  John is a Fellow of the Chartered Institute of Housing and was previously a 
committee member of the Chiltern branch of the CIH.  He was also an independent Board 
member of Riversmead Housing Association, which was a successful LSVT; an 
independent Board member of Ivel HA which was an unsuccessful LSVT.  He was a Board 
Member of Longhurst H.A. for 15 years, before becoming an independent Director of the 
Longhurst Group; in addition he is the appointed Board member of Longhurst Group on 
the Board of Spire Homes. 
 
 
Vikki Sargent 
 
Vikki was born in 1968 in Marple, Greater Manchester.  After attending Girton College 
Cambridge, she went on to qualify as a solicitor in 1993.  She is a consultant with Vincent 
Sykes Solicitors in Oundle having spent 15 years with them since qualification and being a 
Partner between 2000 - 2009.  Vikki is married and lives in Northampton.  She is also an 
associate lecturer with the Open University in Law. 
 
Penny Steel 
 
Penny is a Senior Lending Manager within the Commercial Division of Nationwide Building 
Society, dealing with the funding requirements and relationship management of housing 
association customers.  Whilst employed at Nationwide since 1989, previous experience 
includes 13 years in a commercial bank in South Africa. 
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APPENDIX V 
 
 
 

CV’s of Senior Management Team  
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Curricula Vitae of Senior Managers of Spire Homes 
 
Julie Doyle, DMS MBA MCMI  
Managing Director of Spire Homes – Group Deputy Chi ef Executive  
 
Julie is the Managing Director of Spire Homes and reports directly to the Board of Spire 
Homes in that role.  As Deputy Chief Executive she works with the Chief Executive on the 
Business Development Strategy of the whole group. 
 
Between 1995 and 2001 she led our response to compulsory competitive tendering for 
housing management services and directed the Housing Contract between Longhurst 
Housing Association and East Northamptonshire Council.  She led our transfer team and 
the shadow Board of East Northamptonshire Housing through the tenant consultation 
process, which led to the successful Large Scale Voluntary Transfer, which eventually 
created East Northamptonshire Housing in 2001.  The name was changed to Spire Homes 
in January 2005.  Since that time Spire Homes has since received another transfer of 
stock from Rutland County Council. 
 
Julie is Deputy Chief Executive of the Longhurst Group which means that she plays a key 
strategic role in the development of the Longhurst Group; ensuring that the Group provides 
excellent services to all its residents across its area of operation and that it continues to 
grow and be a dynamic provider of new housing and related services in the future. 
 
Julie previously held several posts in Local Authority Housing Departments and completed 
her M.B.A. qualification by study and examination in 1997.  She is the Deputy Chair of the 
East Midland National Housing Federation Executive Committee and is the East Midlands 
representative on the National Housing Federation National Chairs Group. 
 
Julie is also the 'Chair' of the East Northamptonshire Local Strategic Partnership, which is 
called 'Enable'. 
 
 
Lynn Stubbs, DMS 
Director of Business Services 
 
Lynn joined Longhurst in 1996 to lead on performance and quality initiatives within the 
organisation.  Lynn is now Director of Business Services, responsible for operational areas 
such as property and customer services, resident and community involvement, along with 
quality assurance, regulation and marketing and communications.  From 1996 to 2001, 
Lynn played a key role on the project team that led to the successful transfer of housing 
from East Northamptonshire Council, which created Spire Homes in 2001 (formerly called 
East Northamptonshire Housing). 
 
Lynn brings a wealth of experience in project management, communications and 
community work gained in various roles in the public and voluntary sector, as well as 
significant experience in developing organisational culture and an ethos of service 
excellence, 
 
Lynn is a co-opted member of the Board of Groundwork North Northants. 
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Katy Sagoe, BA (Hons) 
Director of Housing Services 
 
Katy Sagoe joined Spire Homes in 2004 within the Supported Housing service and was 
appointed as Director of Housing Services in 2006.  Katy is responsible for the operational 
areas of Housing Services, Income Recovery, Supported Housing, Care and Repair, 
Homelessness and Choice Based Lettings.  Katy has a particular interest in the growth 
and development opportunities for Spire Homes. 
 
Katy has over 15 years experience in health and social care as well as extensive 
experience in organisational development and change management across public sector 
and voluntary organisations, and a significant background in managing diversity. 
 
Katy sits on the Board of the Local Strategic Partnership in East Northamptonshire and is 
a Trustee of Wellingborough Volunteer Bureau and Stanley Mews Community Trust. 
 
 
 
Kevin Edwards FCCA 
Director of Operational Finance 
 
Kevin joined Longhurst Group in 2010 to take the financial responsibility and management 
for both Spire Homes and sister company Friendship Care and Housing.  Kevin has over 
25 years of experience within the construction and housing sectors of the economy and 
achieved his first Directorship at the age of 32 with a national housebuilder. He has since 
been a consultant to an international construction material company and a registered 
provider in systems implementation, change management and financial improvement. 
 
Kevin is responsible for the delivery of financial services to Spire under a Service Level 
Agreement with Group Services with specific targets for improving financial reporting and 
communicating financial performance to improve cost awareness and continuous 
improvement.  He also ensures that the performance of the association meets with our 
Governance criteria for Board, Regulatory Authorities, Funders and Accounting Bodies for 
the benefit of our tenants and customers.   
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APPENDIX VI 
 
 
 

Staffing Structure  
(Middle Management Team) 
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Managing Director  
Julie Doyle 

PA to Managing Director  
Christine Storey 

 

Director of Housing Services  
Katy Sagoe 

Director of Operational 
Finance 

Kevin Edwards 
 

Director of Business Services  
Lynn Stubbs 

Head of Housing 
Services 

Paul Manning 

Strategy and Project 
Co-ordinator 
Helen Sellers 

Head of Property 
Services 

Mark Rogers 

Head of Customer 
Services 

Sam Horne 

Staffing Structure 
 

Head of Supported 
Housing Services 
Carol Underwood 

TL Care & 
Repair 
Dawn 

Richards  

TL Supported 
Housing 
Rushden 

Julia Feazey 

TL Housing 
Options 
Service 

Nicky Ray 

TL Housing 
Services 

(Rushden) 
Lee Hopton 

TL Debt 
Recovery 

Clare 
Brooker 

TL Supported 
Housing 

Rutland Andy 
Maguire 

PIO 
Sue 

Abram 

TL TP 
Michelle 
Layram 

Business 
Support TL 

Barbara 
Taylor 

Customer 
Services TL 
Rutland & 
Rushden 

Craig 
McClintock 

Property 
Services TL 

Repairs 
Phil Ison 

Property 
Services TL  

Planned 
Jody 

Sanderson 

Executive  Director of Group 
Financial Services 

Rob Griffiths 

Finance Manager 
Pierre Ellson 

Finance & 
Procurement TL 

Sally Tailby 

Income TL 
Brett Harris 

PA to SMT 
Norma Masters 
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APPENDIX VII 
 
 
 

Financial Schedules 
 
·  Income and expenditure accounts 
·  Balance sheets 
·  Cash flows 
·  Cash flow ratios 
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