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Chair’s Review

Nobby Turner

Welfare reform, public service cuts and unmet housing need, especially in rural areas have made life tougher for some families. As a 
Board, of course we want to see people be as independent as they can be but we also understand that we all need a hand up at 
times. As a community not for profit housing association, SHAL is able to give people a hand up when they need it, not just by 
providing a value for money home, but also by working with enterprising organisations and individuals to contribute as much as 
possible to the local economy and to locate funds which can deliver positive outcomes for people on low income. 

This year we completed 20 homes in Nether Stowey and 5 in West Huntspill. The homes in Nether Stowey were 
commissioned by the local Parish Council who recognised a need for affordable homes for local people which was not being 
met. The new homes are a tribute to people living in Nether Stowey who provided the land and the determination to see these 
homes built and occupied. The homes at West Huntspill were built on the site of a former public house by a local builder and 
have provided a positive impact in the neighbourhood as well as much needed homes for local people.
The Board want to see us continue to build homes and have agreed to provide 45 new homes over the next 3 years under the Affordable Homes 

Programme. We will be working closely with our local authority partners across Somerset and with local landowners and 
builders to deliver as much as we can for the best price.

Affordable warmth is a challenge for rural communities which are ‘off gas.’ This year we commissioned a feasibility 
report into alternative heating systems in Woolavington where, despite well insulated homes, our tenants are struggling 
to keep their families warm at an affordable price. We will be taking this project forward with our partners, Cenergist, 
Sedgemoor District Council and Homes in Sedgemoor during 2015. This will mean jointly bidding for available 
resources to supplement SHAL’s investment and a full public consultation exercise to find out resident views on the 
available options, including a ground breaking community bio-mass heating scheme. 

This year we invested in SHAL’s future by improving our information technology including updating our website, 
introducing mobile technology for repairs, BRIXX for finance and improving and extending the use of our housing 
system, Omniledger. This investment provides a platform for greater business economy and efficiency – the main focus 

for our new Executive Team in the years ahead as the Government seeks to reduce the deficit and slim down the 
state.

This is my last year on the Board. I have enjoyed my time with SHAL and I wish the organisation 
every success in the future – a future which will be very different from its previous 21 years. SHAL 
will be reviewing its strategy to ensure we can respond to a very different set of priorities but will stay 
committed, I am sure, to giving people a hand up when needed and helping them stand on their own 
two feet.

Our Board 2014/15

Some of SHAL’s Board Members

SHAL’s board sets our purpose and mission and makes sure that the 
Executive Team deliver it. We are all voluntary and we are a very diverse 
group. We include people with a background in finance, housing management, 
health and social care, local government and business. We make sure that 
we have many different perspectives on the board and that we constructively 
challenge the executive team and hold the organisation to account. 

If you are interested in joining our Board contact our CEO in the 
first instance on 01278 442005 or on Angela@shal.org

Name Year of 
Birth Employment Role on Board

No Meetings 
possible to attend 
April 14/ March 15

No Meetings 
attended 
April 14/ 
March 15

Nobby Turner 1942 District Councillor Chair 7 6

Paula Ashdown 1975 Vice Chair
Chair Personnel and Tenants Consultative Committee 7 4

Nigel Brown 1963 Relationship Director Barclays Bank Ordinary Member
Chair Business Planning Committee 7 5

Mark Bryant 1968 Police Officer Ordinary Member 7 7
Patricia Carlisle 1943 Retired Tenant Member 7 7
Hilary Edwards 1954 Constultant Ordinary Member 7 7
David Gwilliam 1932 Director Ordinary Member (Resigned July 2014) 3 2
Sheila Horswell 1946 Retired Tenant Member 7 7
Graham Hodge 1947 Retired Ordinary Member 7 6
Miriam Maddison Management Consultant Ordinary Member 7 5
Iain Stewart 1943 Retired Ordinary Member 7 6
John Shipley 1963 Consultant Ordinary Member (Resigned October 2014) 4 3
Robert Legg Retired Tenant Member 7 6

Bob Weatherall 1962 Deputy Chief Executive Cornerstone Ordinary Member
Chair Audit & Finance Committee 7 5
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Angela  joined SHAL as our CEO in January 2014. Previously, she had been a consultant focusing on change management, including kick 
starting the Troubled Families service in Bath and North East Somerset. She has held a number of Executive Director Posts in housing organisations 
across the South West and Wales where she has led on service transformation and won several awards, including the top CIOH award for housing. 
She holds a number of Non-Executive positions, including Chair of Llamau, and is studying for a coaching qualification.

Stuart  joined SHAL in April 2014 from Crest Nicholson where he worked as part of the Regeneration Team as Customer Services Trouble 
Shooter from the South West to the Midlands. He has held senior roles in Asset Management and Repairs in Housing Associations with over 10,000 
homes across the South West and has developed internal repairs teams from 30 to 120 people. He has experience of organisational transformation, 
successfully creating a single repairs service when Westlea Housing Association and Oxford Citizens Housing Association merged to become the 
Greensquare Group.

John joined SHAL in January 2015 as Operations Director (People), a role which covers housing management, customer services, community 
development and Human Resources. John has worked in housing and care for over 25 years in a range of roles including time
spent as a Residential Social Worker (with young people), a Scheme Manager (working with clients with mental health problems 
and/or learning difficulties), with the Housing Ombudsman, East Thames Housing
Group, as Chief Executive of Taunton Association for the Homeless and then as
a consultant with the third sector.

Joanne is an ACCA qualified Accountant and joined SHAL 
in February 2015 as Finance and Resources Director.  Joanne is 
a confident, forward thinking leader with 11 years’ experience in
both the housing sector in the South West 
and the commercial sector. Joanne’s previous employment 
was with an international company based in Gibraltar where 
she headed up their finance team. Her specialisms include 
change management and building high performing teams. 
Joanne believes passionately in enabling everyone in the 
business to understand our financial information because 
only a financially viable housing association can deliver good 
services to residents, build new homes for the future and 
contribute to the local community Jo Stuart Angela John

In it for the long termLast year we appointed a new Executive Team
SHAL has been around for over two decades. We are in it for the long term – we don’t just build and run. We are a small 
organisation which wants to have a big impact in our communities. And we do this by working with local people, local 
councils, local businesses and local charities to make sure we maximise our resources for the benefit of our 
tenants and their communities.  

Over the last year we had to work hard to make sure that homes we built in Nether Stowey and West Huntspill 
were available to local people with all the right amenities – you may have heard us on national radio! But we 
got there in the end – because we are local, we care about the small things that we know matter to the people 
and the communities we work with and we work hard to make sure we deliver. We can’t do it without our partners 
though and we want to say a huge thank you to everyone who helped us build and deliver these new homes which
we know are making a massive difference, not only to the families who now live there, but also to their 
local communities.

As a board we also wanted to make sure that our homes are properly looked after as we head into a pretty 
uncertain future. We commissioned our first 100% stock condition survey and will be using this information to 
plan the works we need to do to our homes to maintain them to a good standard. We feel that we can make 
improvements here and will be challenging the Executive Team to deliver more for less in 2015 and beyond.

We reviewed the safety of our homes and employment practices too, to make sure that we are keeping our tenants 
and our employees safe. And we started to think about how we may need to change in the future to make sure that 
we continue to be the sort of organisation you want to contact for advice and help if you are facing challenges and 
need a helping hand. 

And, we signed up with the Homes and Communities Agency to deliver 45 new homes between
2015 and 2018. We know that finding a home if you are on a low income is getting harder. Grant to build new 
homes is now really low and will probably disappear altogether. We mortgage our homes to get the loans we 
need to build and we are looking carefully at how the Right To Buy may affect our ability to do this in the future. 
But we will also look at how we can work differently to continue making our contribution towards ending the 
Housing Crisis within a generation.
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 • £2.75m to build 25 new homes in Nether Stowey and West Huntspill an average cost of    
  £110,000 per home
         2014/15 2013/14 2012/13
    Total Value of Assets    £40.8m  £41m  £32.2m
    Expenditure management  £383k  £407k  £389k
    Expenditure maintenance  £815k  £690k  £749k
    Investment in development  £2.75m  £1.04m  £1.67m
 • £12,500 commissioning a feasibility report on the provision of a community biomass heating  
  system at Woolavington (this money will be recouped if the scheme goes ahead)
 • £0.41m on capitalised improvements including better heating and new kitchens and bathrooms
 • £0.56m on day to day repairs which included catch up on a backlog which had been created in  
  2013/14
 • £142,000 on improving the business, including improvements to our communication    
  technology and our repairs service infrastructure
 • £89,000 on professional fees to review our financial controls and respond  to the threat from a large national   
  property developer to fence off new homes
 • £34,000 recruiting a new Executive Team following retirement and  resignation
 • £15,000 on an Apprenticeship in the repair team
 • £8,500 on training including mentoring via HND and a CIOH qualification Level 3
 • £6,000 on resident engagement to understand concerns and priorities
 • £600 on improving the offices, creating a meeting and dining room from old stores 

Routine maintenance costs are well above the average. In 2014/15 we dealt with backlog repairs and introduced new 
systems to improve efficiency and productivity. Whilst we saw a deterioration in performance the Board expects its staff 
to improve performance during 2015 in terms of cost and quality of service. 

This year planned maintenance cost is just below the sector average. More planned maintenance was achieved this 
year compared to last year but the results of our 100% stock condition survey will give us a solid foundation in 2015 
upon which to build a programme of works and a more cost effective approach to procurement and delivery in 2016. The 
Board has asked for improvement in the standard of homes which we re-let. There has been some improvement in 2014 
and work will continue to make further improvements and to speed up the turnaround in 2015. Gas servicing continues 
at 100% compliance and will be put out to tender in 2015.

We can and will do more to improve both the performance and the value for money of our repairs service. More work is needed on the cost / quality 
relationship of the service in order to aid our understanding of value for money and value for tenants and the business.

During 2014/15 we spent: Balance Sheet

 2015 2014
 £ £
TURNOVER 3,259,033 3,043,970
Less operating costs (2,397,677) 1,913,132)
  
 
OPERATING SURPLUS 861,356 1,130,838
Profit / (Loss) on sale of fixed assets  61,813 -
Interest receivable and similar income 9,345 26,521
Interest payable and similar charges (665,558) (687,386)
Other finance charges (26,000) (40,000)

SURPLUS ON ORDINARY ACTIVITIES  240,956 429,973
BEFORE AND AFTER TAXATION 

Income and Expenditure Account for Year ended 
March 31 2015

The financial statements were approved by the Board on 26 June 2015

OUR PERFORMANCE IN 2014   
 House Mark 
 Benchmarking  SHAL 
 – average  
 2014/15 2014/15
 
Percentage of Tenants Satisfied with services overall 91 91.4
Percentage of Tenants Satisfied with value for money for their rent 85 88
Percentage of Rent Arrears net of Housing Benefit 3.49 3.7
Weekly Operating Cost per unit £76.07 £66.44
Operating Cost as % of Turnover 74 74
Average weekly cost per dwelling on management £19.07 £19.13
Average GN weekly gross rent £94.08 £94.08
Average weekly cost per dwelling of routine maintenance £11.32 £15.45
Average weekly cost per dwelling of planned maintenance £6.83 £6.18
Percentage of repairs completed at the first visit 95 73
Percentage of emergency repairs completed within target time 100.00 100.00
Percentage of routine repairs completed within target time 97.00 83.00
Average re-let time (calendar days) 24 27

 2015 2014
 £ £
FIXED ASSETS  
 
Housing properties at valuation 40,830,000 38,316,944
Other fixed assets 181,642 107,796
   
 41,011,642 38,424,740
   
CURRENT ASSETS  
Debtors 183,535 82,476
Cash at bank and in hand 1,310,935 3,350,741 
  
 1,494,470 3,433,217
CREDITORS  
Amounts falling due within one year (1,692,330) (1,239,759)
  
NET CURRENT (LIABILITIES)/ASSETS (197,860) 2,193,458
  
TOTAL ASSETS LESS CURRENT 
LIABILITIES 40,813,782  40,618,198                                                                                                                                       
                                                                                                                                                 
CREDITORS  
 
Amounts falling due after more than one year 14,392,092 15,333,791

PENSION LIABILITY 1,645,000 1,257,000
CAPITAL AND RESERVES   
 
Called up share capital 36 37
Accumulated surplus 2,709,489 2,838,751
Revaluation reserves 22,067,165 21,188,619 
  
 24,776,690 24,027,407
   
 40,813,782 40,618,198

£
Income 3,330,192
Costs
Property 814,932
Depreciation 474,786
Staff 688,533
Office 86,722
Overheads 301,758
Finance costs 691,558
Bad debts 30,945

Surplus 240,956
Capital spend 3,301,839

Where the money goes...
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As a community Housing Association we do almost everything in partnership with other agencies and businesses. We are really grateful for the 
financial and strategic support we get from our Development Enablers in Sedgemoor, Taunton Deane and West Somerset Councils. We were thrilled 
to become Accredited Providers in South Somerset where we have not so far been very active. 

Being part of the Key West Development Consortium, headed up by Knightstone, means that we benefit from skills, experience and judgement we 
would not otherwise be able to afford. Knightstone in particular, supported us in the legal challenge in Nether Stowey and have acted always as a 
critical friend to challenge our development schemes in terms of design and value for money.

This year we worked with Sedgemoor District Council’s Family Focus Team to ensure that 7 families had the support they needed to turn their lives 
around. We also worked with Campbell Page to give three people who were out of employment for a while work experience. We are proud that they 
have all gone on to gain suitable employment – one of them with our partner Knightstone! We also worked with Sedgemoor District Council, Somerset 
County Council and commercial partners to assist two families with essential adaptations to their homes. 

We work almost daily with the Bridgwater police and have been able to address disability hate crime, antisocial behaviour and drugs issues. We have 
also established good relationships with mental health services and are looking to develop new ways of working informally with individuals to support 
their mental health. 

Supporting Bridgwater Foodbank, Macmillan Cancer, the CAB, our local hospital, local suppliers and contractors is key to the part we play in our 
communities.

Partnerships

Winning the trust of the Villages Together partnership and becoming their 
Local Trusted Organisation for the Big Local Funding was a real milestone 
for us and is complementing the work we have been doing with the police, 
Sedgemoor District Council and Homes in Sedgemoor in Woolavington. 1. A strategic review of purpose and mission

2. A review of governance and risk
3. A review of asset management, development and treasury management
4. A review of Value for Money and cost drivers across the business
5. Develop a customer engagement strategy
6. Delivery of 45 new homes under the 2015/18 affordable homes programme
7. Search for alternative office space to bring the SHAL team under one roof
8. Prepare for FRS 102
9. Review core policies and procedures including arrears and void management

Our 2015 Priorities
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SHAL’s Team as at 31 March 2015

Amanda Andrews Cleaner (P/T)
Joyce Arthurs Cleaner (P/T)
Lee Barrett  Operations Officer (Housing)
Luke Bateman Building Maintenance Operative
Mark Dean Electrician
Daniel Bone Building Maintenance Operative
Sarah Bowker  Benefits Advisor (P/T)
Nicola Butt                            Operations Assistant (Housing)
Mike Cooksley     Building Maintenance Operative
Stuart Constable        Operations Director (Property)
Jeanette Davis   Housing Officer
Tony Day Assistant Maintenance Manager
Lorraine Drew    Cleaner (P/T)
Fred Dudderidge Building Maintenance Operative
Angela Gascoigne   Chief Executive
Angie Goffe  Administration Officer
Janice Hill Accountancy Assistant (P/T)
Tim Hooper Technical Officer 
Sue Horrobin  Personal Assistant (P/T)
Mark Kirk     Apprentice
Jennie Kemp Accountancy Assistant (P/T)
Justin Knight                                     Electrician
Sylvia Lewis     Cleaner (P/T)
Steve Pyke Building Maintenance Operative
Joanne Martin Finance and Resources Director
Paul Saunders Building Maintenance Operative
Wayne Sears Building Maintenance Operative
John Shipley Operations Director (People)
Brian Sweet  Housing Officer
Christian Williams               Building Maintenance Operative
 

Auditors:  Nexia Smith & Williamson
Bankers:  National Westminster Bank plc

Solicitors:  TLT Solicitors
Pardoes

 Porter Dodson 
Trowers & Hamlins

Funders:   Lloyds Banking Group
 Co-operative Bank
Valuers:

Mazars Property Consultancy Ltd
Greenslade Taylor Hunt

Development Agent:          Knightstone Housing Association
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