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This year we are approaching ‘40 years of community housing’. 
Spitalfields Housing Association (HA) was established in 1979 
by the local community, and, for the local community. This 
has grown to become one of the top five largest BME housing 
associations in London and we have achieved this through diligent 
management and inspirational leadership. This is at a time where 
growth in the sector has largely been achieved through mergers and 
acquisitions. Spitalfields HA has been able to maintain its unique 
identity and exceptional service delivery to its residents and those 
in the surrounding communities. To reaffirm our commitment to the 
community we are delighted to have opened our first ever community 
centre to provide community services directly to our residents and 
we are committed to investing further for the welfare of the wider 
community.

Spitalfields HA sends its deepest condolences to all those affected 
by the awful events at Grenfell Tower. We would like to reassure our 
residents that we take great care to ensure that all our properties are 
fully compliant with fire, building, and safety standards. Additionally, we 
have a comprehensive fire risk assessment and equipment servicing 
programme for all properties.

The financial performance of Spitalfields HA remains strong. Spitalfields 
HA generated an overall surplus of £1,635k (2017: £1,875k).  This 
was delivered by an increase in net rental income, property sales 
and reduced overhead costs. Our asset management strategy has 
delivered efficiencies and our cyclical and planned programmes 
maintain our stock at a high standard. We have continued to invest in a 
rolling programme of renewal and repair to our properties. 

We would like to express our gratitude to all the members of the 
Scrutiny Panel, Residents Associations and Estate Inspectors who 
continue to work to challenge Spitalfields HA’s work on a range of 
matters which are of importance to our residents. We would also 
like to thank our residents, Board members, staff members, partner 
organisations, and contractors for their valued contribution and 
continued support over the past year. 

Corporate Statement 



Value for money is embedded in our corporate plan and our business 
planning framework. Our three on-going key strategic priorities are to 
improve our core services, increase our residents’ satisfaction and to 
develop more homes for our local communities. This is underpinned by 
our strong financial performance.

Value for money has been delivered through:

• Adhering to our asset management strategy which seeks to 
improve the performance of our assets;

• Providing good quality, efficient and effective services to 
residents; and

• Using balance sheet strength to partially refinance our 
loan portfolio.

We have maintained strong cost controls and this is evidenced by our 
costs having reduced over the past three years. We anticipate that our 
costs and quality of service will continue to improve with our renewed 
focus on our online services and overall re-design of services. We have 
successfully redesigned our frontline customer service delivery concept 
and achieved a saving of £26k per annum.

The year to 31 March 2018 has been another financially strong year 
for Spitalfields HA. We ended the year with an operating surplus of 
£3.4million (42.9% operating margin) and a net surplus after interest 
and asset sales of £1.6million (20.9% net margin). We feel that our 
value for money focus can be seen by the growth in our operating 
surplus per unit and the improvement in the services we have 
delivered to 
our residents. 

These surpluses are a result of tight financial management and 
controls, a proactive approach to risk management and a constant 
focus on value for money. We are a social purpose business and we 
use our surplus to invest in our existing stock and develop more homes 
for social benefit.

Value for Money 





Spitalfields HA has had another fruitful year for the Residents 
Engagement function. We continued to provide opportunities for 
residents to challenge, change, and improve our services; as well as, 
to participate in our decision making process.

We completed our first ever community centre on Vallance Road in 
July 2017, to provide communal space for our residents and the wider 
community. We have since invested a further £24k to ensure that the 
centre is equipped to provide a comprehensive range of activities that 
our residents have requested.

Spitalfields HA has formed a number of strategic partnerships to deliver 
high quality services that we would not otherwise be able to deliver 
in a cost-effective manner. We have worked in partnership with Asian 
People’s Disability Alliance (APDA), a well-known provider of services to 
people with disabilities, their carers and their families.  APDA provide 
services for all communities. Our partnership with Vallance Community 
Sports Association delivers youth club sessions from our centre on a 
weekly basis at a time when youth services are being reduced by the 
Local Authority. This offers sports activities to young people, between 
the ages of 6-25 and older. We have also worked with Outward, a 
specialist care and support charity, to provide a range of specialist 
services for young people, older people, people with mental health 
issues, and people with learning disabilities. We believe the community 
centre will continue to flourish and provide much needed services to 
the wider community.

“We completed our first ever community centre 
on Vallance Road, to provide communal space 
for our residents and the wider community.”

We have a successful Scrutiny Panel, Estate Inspector Scheme and 
Residents Associations; these bodies support Spitalfields HA to 
enhance its service delivery and ensure effective resident involvement.

Residents’ 
Engagement Report



We have invested the following in our 
community programme in 2017–18:

Residents events 

£5,265

Sports and Youth 
activities 

£3,000

Residents 
engagement and 

grants 

£2,824

Health and wellbeing 

£1,200

Community Facilities 

£23,754

Total Community 
Investment 

£36,043



Housing Services

Core Performance

Spitalfields HA has performed extremely well in the Borough and 
amongst other BME Housing Associations in delivering our core 
services. This year we have built on our strengths in Housing 
Management. We have maintained high levels of existing services 
in rent & service charge collection, void management and achieved 
high levels of satisfaction with services provided. This is evidenced by 
our performance indicators which demonstrate that we have met and 
exceeded our targets. We are committed to ensuring that we continue 
to offer good quality and cost effective services. 

Rent arrears achievements

Spitalfields HA has reduced rent arrears to 3.9%. This was achieved 
through recruiting an Income Recovery Officer and the harmonisation 
of team roles within the Housing Management function. We have 
maintained excellent figures in rent collection with zero evictions across 
a range of tenures, including leaseholder service charges, and 
despite exceptional challenges faced with the welfare reform system 
from the full rollout of Universal Credit in Tower Hamlets. Our Tenancy 
Support Officer has worked very closely with both the residents 
and supported the team to help sustain both tenancies and good 
relationships with residents.

Lettings

We achieved an average turnaround of 13 days; this enabled 
desperately needed properties to be let quickly and maximised 
our income.

Fire Safety and Common Area Hazards (Post Grenfell)

We continue to act on the recommendations from Fire Risk 
Assessments; as a result, we have initiated a zero tolerance clean 
up approach and targeted buildings where the risks remain high.
The health & safety of both our residents and assets are paramount 
to Spitalfields HA’s strategy and, therefore, our advice to residents is to 
keep all communal areas clear of any obstructions.



My Tenancy

We are pleased to report the launch of our new online customer 
portal which has enabled residents to access their rent account, make 
payments online, report repairs, and send a complaint or complement 
to us. Spitalfields HA expects a positive impact from the portal as it will 
allow employees to concentrate on delivering higher quality services to 
our residents.

Key Performance Indicators

2017/2018 2016/2017 Target

Assured rent arrears 3.9% 5.2% 5.0%

Affordable rent arrears 1.6% 2.2% 6.0%

Homeless Persons Units arrears 1.0% 1.3% 7.0%

Leaseholder service charge arrears 5.6% 8.9% 25.0%

Void turnaround (Days) 9.3 15.6 21



Finance Report

This has been another successful financial year and our financial 
performance remains strong. Spitalfields HA generated an overall 
surplus of £1,635k (2017: £1,875k), and this was delivered by an 
increase in net rental income and reduced overhead costs.

Summary Statement of Comprehensive Income

Turnover increased 3.1% to £7,826k (2017: £7,591k); and this is despite 
the 1% rent reduction in social housing units. The reduction was offset 
by a combination of annual inflation based rent increases for Low Cost 
Ownership and Homeless Persons’ Units and additional service charge 
income from previously under-recovered service cost lines.

Operating costs have increased by £206k to £4,466k, and this is 
mainly due to one-off repairs to the Homeless Persons’ Units and some 
managed units which cannot be recovered from residents. Otherwise, 
operating costs are consistent with prior year and a stronger operating 
surplus of £3,360k was achieved; increased from the previous year 
by £28k.

Summary Financial Position

Spitalfields HA invested £453k in housing properties in the form 
of component replacements. Other fixed assets relate mainly to 
commercial properties and the increase is due solely to 
revaluation gain.

Spitalfields HA successfully refinanced £13m of debt in year and a total 
of £1.09m loan capital was repaid. All loan covenants were and are 
comfortably met.



Statement of Comprehensive Income

Turnover

Operating expenditure

Operating Surplus

Operating surplus as a percentage of Turnover

Gain on disposal of property

Net Interest Payable

Surplus for the year

Surplus as a percentage of Turnover (%)

2018

(£)

7,825,765

(4,466,118)

3,359,646

42.9%

39,172

(1,764,230)

1,634,587

20.9%

2017

(£)

7,591,307

(4,259,986)

3,331,321

43.9%

200,244

(1,656,440)

1,875,125

24.7%

2018

(£)

113,421,016

(11,850,117)

101,570,899

5,276,354

(56,491,265)

(35,679,944)

4,672,927

582,006

19,930,977

19,930,977

Financial Position  

Housing Properties
Depreciation

Net Housing Properties

Other Fixed Assets

Creditors

Debt

Cash

Other

Net Assets

Reserves

2017 

(£)

113,066,478

(10,794,488)

102,271,990

4,155,668

(56,971,551)

(36,779,215)

3,833,211

648,876

17,158,979

17,158,979



Finance Report (continued)

Financial activities during the year yielded a net cash surplus of £840k.

Spitalfields HA is financed by a combination of revenue reserves,  
long-term loan facilities and social housing grant received either 
directly from the Government or from Recycled Capital Grant Fund. 
The income from our commercial properties also contributes to the 
funding mix.

Statement of Cash Flow

Net cash from operating activities

Investment in properties

Proceeds from property sales

Repayment of loans

Net interest paid

Loans received

Grants received

RCGF Repaid

Shares issued and paid

Cancelled or waved share capital

Net change in cash

Cash at the beginning of the year

Cash at the end of the year

2018

(£)

4,167,021

(473,420)

129,292

(14,072,327)

(1,726,225)

13,000,000

-

(184,623)

-

(2)

839,716

3,833,211

4,672,927

2017

(£)

3,558,582

(1,827,401)

388,511

(724,721)

(1,614,519)

-

1,023,348

-

39

-

803,839

3,029,372

3,833,211







Major and Planned 
Maintenance Works
Spitalfields HA has embarked on an exercise to assess the five year 
asset strategy and this includes planned maintenance. Stock condition 
surveys were carried out to achieve this and approximately 119 
properties have been completed. We will continue to carry out stock 
condition surveys of the remaining properties within the next three 
years to enable Spitalfields HA to implement its five year major and 
planned maintenance programme.

Responsive repairs

The maintenance team have carried out their duties efficiently and 
effectively and tenants were satisfied with Spitalfields HA’s services.  
The two contractors responsible for the responsive repairs are 
monitored regularly to ensure performance standards are achieved. 
The maintenance team regularly carried out post inspection checks  
on works completed to ensure value for money and tenant satisfaction 
was achieved.  

Residents are currently using an online repair reporting system and 
we will continue to encourage residents to make use of our online 
reporting tools.

Key Performance Indicators

2017 / 2018 2016 / 2017 Target

Emergency Repair 100.0% 100.0% 100.0%

Urgent Repair 99.3% 99.7% 97.0%

Routine Repair 95.9% 99.8% 95.0%

Appointment Kept 100.0% 98.3% 95.0%

First Time Fixed 97.0% 96.0% 75.0%

Satisfaction of last repair 97.0% 95.0% 95.0%



This coming year marks the 40th year of Spitalfields HA, which was 
born out of an intense period of community tension and the housing 
struggles of the late 1970’s. It was a crucial period for Britain’s 
Bangladeshi community, many of who settled in Tower Hamlets, 
where, traditionally, poverty was high and local people did not have 
many housing rights.

The, then, Spitalfields Housing Cooperative Limited (1979) became the 
first Bangladeshi community-led housing project in Britain, formed just 
off Brick Lane, in the heart of the Bangladeshi community in Britain. As 
secretary of the new group, I worked alongside Ahmed Fakhruddin, 
a tireless leader of the housing cause, who was elected the first chair 
and he led an active resident group joined by a cohort of Princelet 
Street, Spelman Street and Hanbury Street residents. It is this value 
of collaboration and dedication that has led Spitafields Housing 
Association to the position it is today.

Back then, we understood that the complex needs of a growing 
community had to be met with both decent housing and community 
infrastructure and, to date, Spitalfields Housing Association 
continues to provide this specialist service.

There are, undoubtedly, challenges coming up in a growing city and an 
adaptive community, yet, we should not forget the struggles and values 
of the early pioneers who shaped Spitalfields HA and the local area of 
Spitafields as architects of Brick Lane’s Bangla Town.

Spitalfields HA will hold various heritage and celebration events, in the 
coming year, to commemorate the achievements of the community in 
leading the way in providing housing for hard-working families.

Mohammed Osman Gani MA

Co-founder, former Secretary and Chair

Spitalfields Housing Association: 
History so far
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