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Harrow Churches Housing Association celebrates

50

rs of Housing
Yea

Celebrating 50 years
of housing service

50

rs of Housing
Yea

Some of our founders, from
top to bottom: Rev Charles Becket,
Bert Challiner, Ewart Pratt,
George Richards & George Altman.

“

From the outset this was a venture
in faith! We didn’t know how it would
turn out, but I’m pleased to say that
this was affirmed and we have grown
from housing 14 people in the early
days to over 350 today.
John Newby

The Bishop
of Willesden
dedicates St
Barnabas 1987

Harrow Churches Housing Association (HCHA)
is a small and growing housing association
serving people in the London boroughs of
Harrow, Hounslow and Hillingdon. We provide
affordable housing and support that gives
people a better quality of life.
We were set up in 1964 by active members of
the local church community concerned about the
living conditions of elderly people renting privately
in Harrow. The first homes we built were in
the modern concept of manager-supported
sheltered housing.
We are formally affiliated to 47 Harrow churches.
The Christian spirit of helping those less fortunate
than ourselves, regardless of their race, religion
or background, continues to motivate our staff
and the board of volunteers who govern us and
oversee our standards. We are privileged to serve
such a diverse corner of north west London.

Over the past 50 years our housing services
have extended and progressed to include clients
who may be: elderly, young, physically disabled,
living with HIV, on low incomes or requiring extra
care. All of our residents are vulnerable people
who, with a little support can lead independent
and fulfilling lives.
We’re proud that we’re a product of merger
and growth between like-minded organisations
namely Harrow Baptist Housing Association
(est 1964), Harrow Churches Housing
Association (est 1966), Stanmore Christian
Housing Association in 2007 and a stock transfer
of Dashwood Court in Hounslow (2011).
Our geographic area has grown and we have
changed as we’ve been flexible and taken on new
ideas and partnerships. But our faith and vision
has allowed us to remain relevant, and this will
continue to drive our work for the next 50 years!

”

1964
Harrow Baptist Housing
Association was
incorporated (HBHA)
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1965
HBHA purchases a parcel of
land and its first property,
which is converted to 4 flats

1966
Harrow Churches Housing
Association (HCHA) is incorporated
and fundraising begins

1967
10 purpose-built bungalows
are completed on land in
Becket Fold (HBHA)

1969
Wolstenholme, sheltered
scheme is opened by HCHA,
initially 6 flats, then a further
extension of 24 are added

1973
Gillian House, sheltered
scheme is opened by HCHA,
35 flats

1974
Prince Charles
inaugurates Richards
Close, sheltered
scheme (HBHA), 54 flats

1979
Paxfold, sheltered
scheme is opened by
Stanmore Christian Housing
Association, 47 flats

three

HCHA provides homes in Harrow, Hillingdon and Hounslow
Wolstenholme

Gillian
House

35 Flats

35 Flats
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Becket Fold
10 Bungalows

Young Persons’ Scheme

27 Street
Properties

Basic Aids and
Adaptations
Service
259 visits in 2013

in Harrow

54 units in 9 shared houses

Paxfold

49 Flats and Bedsits, plus
28 new Flats under development
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St Barnabas Court
36 Flats

Dashwood Court

Affordable Homes
for Families

37 Flats

5 Hillingdon
4 Harrow
2 Hounslow

Ewart House

47 Extra Care Flats & a further 7 bespoke
Flats for wheelchair users

HCHA Head Office
New office in 2013
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1987

1994

1996

2007

2009

2011

2013

2014
50

St Barnabas, sheltered
scheme is opened by
HCHA, 36 flats

Merger between HBHA & HCHA
to form the current HCHA.
First paid Director of the new
Association is Ruth Sillitoe

Young Persons’ Scheme begins
with 5 Young People being housed
in rented shared accommodation
in Burnt Oak (HCHA)

Stanmore Christian Housing
merges with HCHA.
Launch of Street Properties

Demolition of Richards Close
and Construction of Ewart
House, Award winning
extra care scheme, 47 flats

Dashwood Court, Hounslow, 37 flats
& 2 street properties acquired in a
stock transfer. 9 affordable homes in
Hillingdon and Harrow

Redevelopment of Paxfold
begins with 28 new one
bedroom flats in addition to
existing 49 flats & bedsits

HCHA celebrates its
50th Anniversary
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Foreword by Barry
This coming year sees the 50th
anniversary of the Association and
we are looking forward to several
events and gatherings to mark this
special occasion.
It will be a good opportunity to
showcase the organisation, not
only in Harrow, but in Hillingdon and
Hounslow, where we now have
operations. I trust that this will help
all our tenants, staff, partners and
local government officials to understand each other better, to build on
our current working relationships and
to advance the excellent work of this
Association.
The year under review has been very
satisfactory from a financial point of
view with a significant operating
surplus despite the difficult and
restraining economic climate.
As well as a challenging time, it has
been one of excitement as we progress
the plans for the development of the
land at Paxfold and on which work
started in November. In addition to that
we have been very fortunate to bring a
number of new people onto the Board
of HCHA, which I am certain will both
broaden the expertise as well as helping
to ensure the long-term future of the
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Ingate

organisation. This, combined with
the move to our new headquarters
in St John’s Road, will help us to
better co-ordinate our services
and deliver these to our tenants.
At this point I would just like
to praise the work and efforts
that the staff of HCHA have
provided and to thank them
for their loyalty and dedication.
John Newby stood down as
Chair of HCHA in July after some
20 years in that role and I cannot
stress enough how much time and
effort John has spent in forwarding
the work of the Association. John
never lost sight of the reasons why
the various associations, which now
form part of HCHA, were formed, which
was amongst other things, to show
practical Christian care by churches
within the local community by providing
suitable accommodation at affordable
rents and a safe environment for
vulnerable people.
May I finally take this opportunity to
thank all those who have supported
HCHA over the past fifty years in its
mission of housing service provision.

“

We have been very fortunate to bring a number of new

people onto the Board of HCHA, which I am certain will
both broaden the expertise as well as helping to ensure
the long-term future of the organisation.

”

Barry Ingate, Chair

1964
Incorporation of
Harrow Baptist Housing
Association (HBHA)

Barry Ingate,
Chair
HCHA Board meeting
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“

Introduction by

Christopher Holley
It is with great pleasure that I am
able to contribute to this report in
what is Harrow Churches Golden
Jubilee. Having worked for HCHA for
nearly a decade I can truly say what
an honour it has been to be part of an
organisation that has contributed so
much to our local community.
All those people who made a leap
of faith nearly fifty years ago could
not have imagined that their vision
would still be going strong fifty years
later. It has always been their legacy
that has inspired those who serve the
Association today.
HCHA continues to meet the		
challenges of a difficult economic and
financial climate.
rs of Housing
Yea
We are pleased
that this year will
see HCHA build
another twenty
-eight homes for
older people in
Harrow.
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We have been prudent with our
finances and continue to plan for the
future both in maintaining our existing
stock and developing new homes.
Partnership is still central to us and
we are fortunate to be blessed with
many willing partners in the community
who help us realise our vision for our
tenants and service users. The National
Housing Federation has in the last year
run a campaign “Yes to Homes” and
HCHA is proud to have been saying
yes to homes for the last fifty years!
I would like to pay tribute to those
who have worked for HCHA in the past
and those who have given their time
freely and willingly, and thank those
who continue to strive to help people
in housing need.
Christopher Holley,
Chief Executive

Being a smaller, locally based organisation means
that we know and relate to our tenants on a first
name basis.

”

Carmel Miedziolka
Chief Executive 2001-2005

Donald Graham
Housing Manager 2003-2008
‘A great organisation with
a clear vision.’

1994

Merger between HBHA
and HCHA to form the
current HCHA

Christopher (left) with resident David
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“

Dedicated staff
When we built the very first
In 2013 we had 38 people delivering
sheltered housing schemes in the
services across our broad range of
1960s and 70s, we employed dediprojects. Furthermore, in projects where
cated scheme managers who lived on we have partnership working, such
site and supported our older clients.
as our extra care scheme at Ewart
Whilst the day-to-day business of the House, we have greatly benefitted from
schemes was managed by dedicated
the expertise provided by staff from
volunteer committee members.
Creative Support with personal care for
our clients, and The Shaw Trust who
It was in 1994 that the Association
manage the catering in our cafes.
employed its first paid director, Ruth
Sillitoe, to oversee a newly
Andrew has been working
merged organisation that
full time as a Trusted
was busy and growing.
Assessor on the HCHA’s
By 1997 we had five staff,
Basic Aids and
and as our range of services
Adaptations Service for
and housing units grew
more than three and a
over the years, so did the
half years. He says, ‘I enjoy
Maintenance team
need to include support
the variety of the jobs and
workers for our young persons’
meeting lots of different clients. There’s
services, finance and rent officers, a
a great satisfaction just from seeing
maintenance team, and a small core
people that I help, who were struggling,
senior management team.
be able to get on in their normal
everyday life.’
We have been fortunate in recruiting
staff with the right skills and expertise
to serve the needs of our tenants, a
fact that is reflected in our tenant
satisfaction surveys and what our
tenants and their families tell us.

ten

I love the interaction with tenants and enjoy
helping and supporting them.

”

Susan Robinson, Scheme Manager St Barnabas (below right)

With 26 years of service,
Maureen Bradshaw is our
longest serving staff member,
employed at St Barnabus.
She says, ‘I’ve been working
here a long time and I’ve seen
a lot of changes for the better.
I’ve worked with every scheme
manager since it opened and
I’ve been treated well by the
staff and tenants here. I think
of retiring but something just
keeps me here!’

2013
38 people delivering
services including: scheme
managers, support workers,
maintenance, finance and
management
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Replicating our sheltered
scheme success story
We’re in it for the long term
As John Newby, Board member
of HCHA recalls, ‘We at HCHA made
a decision 50 years ago to say yes to
homes, because that is what church
house groups concluded was needed
in our local community. So from the
initial 14 housing units almost half
a century ago for vulnerable elderly
people, we have grown to provide six
sheltered housing schemes for active
older people, five in Harrow and one
in Hounslow.’
From the vision of those early days of
supported housing for vulnerable people,
sheltered housing for older people has
been our greatest success story.
By providing a safe and secure place
to live we create an ideal environment
for active older people to continue to
live independently in their own flat or
bedsit for as long as they are able.
Looking to the future: Understanding
the age structure of our tenants, helps
us to better plan and shape the services
we provide. A recent survey of the five
HCHA sheltered housing schemes for
elderly people revealed that 26% of
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our residents are in their seventies, and
46% are eighty and above.
Our sheltered schemes were designed
for those aged 65 and over, and now as
people are living well into their eighties
and nineties, the quality and type of
care has to be continuously assessed
and improved.
We will continue to look for opportunities to grow in this, our area of
expertise, as circumstances present
themselves.

15%
30%

1%

14%

14%

26%

Percentage of residents by age
in HCHA sheltered housing
 Under 65  80-89
 65-69
 90-99
 70-79
 100 & older

1967
We opened our first
sheltered scheme
at Becket Fold

86 year old Barbara (above right) has been
living at Wolstenholme for 16 years and she
says, ‘There’s a group of keen gardeners here,
and we share our top gardening tips!’

“

Mr Alfred E Porter celebrates his 100th
birthday at Paxfold.
I’ve made a lot of friends and everybody is
so good and kind here, I couldn’t think of
anywhere better to live.

”
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Investing in young

Daniel’s story

In 2007 Daniel moved into our
young persons’ scheme. He says;

people

In 1996 the Association recognised
the need to help vulnerable young
people and combat the huge problem of homelessness of those aged
between 18-24 in Harrow.
The scheme began with five young
people being housed in shared rented
accommodation in Burnt Oak. Then
in 2003, working in close partnership
with Harrow Council’s Housing and
Supporting People teams, HCHA
launched a community initiative
called ‘Reaching Out’ a tailored
support programme.
Tailored Support
The objective was to view homelessness not just as a housing issue, but
rather as a complex subject tackled at
the level of the individual; understanding and addressing the reasons behind
their homelessness, and any factors
currently preventing them from leading
and sustaining fully independent lives.
Personal development
We make a real difference by offering
a ‘breathing space’ during which, with
the help of support workers, they can
readjust and have the time and space
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to make positive life choices. A support
plan is drawn up for each individual so
they can access the services they need
to ensure inclusion in mainstream society.
Our success
Since the introduction of the
programme HCHA has housed and
supported 827 young people providing
a safe environment in which to tackle
problem areas preventing them from
making the break from the homelessness cycle.
Leader of Harrow Council, Cllr Susan
Hall said, ‘I’m thoroughly impressed by
what I’ve seen, clearly there’s a massive
need for homes like this. The more hope
we can give youngsters for their future
the more we can support people into
work, and into having a fulfilling life, the
better. It’s essential that young people
can achieve their dreams and that they
know where they’re going, and we’ve got
to do everything we can to help.’

“

I was housed by HCHA and
my key worker, helped me to
understand budgeting, took me food
shopping, and taught me how to cook
rice! I was encouraged to apply to the
Prince’s Trust. The course gave me
confidence and in 2008 I began full
time work. Now I have a job, a rented
home in Ealing, my own car and a
dog! Looking back, moving to HCHA
was the best thing I ever did, their
staff never judged me, but supported
me to get on with my life.

”

Cllr Susan Hall celebrates
HCHA’s 50th anniversary at our
newest home for young people

1996
Young Persons’
Project launched
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Young Persons’ Project
827 Young people housed since 1996
9
Properties with shared facilities
54 Bedroom units in 2013
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Building Communities
An innovative and cost-effective
alternative to a nursing home, Ewart
House is designed as a community hub.
Our clients do require extra care and
support because they may be physically
or mentally frail, but the scheme aims to
prevent isolation and promote a healthy
and active quality of life. The cafe and
health spa area are open to the public,
including residents’ friends and family.
The cafe is run by our partner charity,
The Shaw Trust.
This award-winning, state of the art
housing complex opened in 2010 offering the privacy and comfort of a self
contained flat with professional care and
support provided day and night by our
care partner, Creative Support.

sixteen

In addition to the 47 extra care
flats for older people, the Ewart House
complex has an additional annexe
of 7 bespoke flats for younger people
(under 65) who use wheelchairs.
Nadesamoorthy Vairamuthu
(pictured below left) suffered a spinal
injury after a road traffic accident resulting in the loss of movement in his legs.
In 2010 Nadesamoorthy moved from a
nursing home to a bespoke flat at the
Ewart House complex. He says, ‘My home
is very suitable and adapted for my needs
and I’m very happy here.’
Sixty-seven year old ex-school teacher
Michael moved into Ewart House two
years ago and says of his new home,
‘It’s well designed and spacious, we
can get four wheelchair users together
comfortably into my flat! There can’t be
any place better for independence.’

“

Michael says of Ewart House,
I happen to share it with 46
other people who are my
family - this is community
living. You have to work at
relationships, get out there
and meet people.

”

2010
Ewart House wins
Mayor’s award for
‘Best New Place
to Live in London’
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Delivering affordable
homes
HCHA has a small but growing
provision of affordable housing for
families. This service started in 2011
and we have four homes in Harrow,
five homes in the neighbouring
borough of Hillingdon, and a further
two in Hounslow.
We work in partnership with local
councils who will nominate prospective
tenants to us from their waiting list.
The council will nominate the highest
priority applicants who would qualify
for the property in terms of its size
or location.
‘We value our partnership with HCHA
and the support they provide to our
residents. Affordable housing projects
like this make a real difference to the
community and help vulnerable people
lead independent and fulfilling lives.’
London Borough of Hillingdon
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Raz’s story
Raz had lived in Harrow
Council accommodation
since 1989 and then
last year she and her
daughter moved into
a HCHA general
needs property
in Harrow.
Raz says, ‘When I
walked into the property
to view it I loved it and I
said that I could see myself
growing old here! It is exactly 		
what I wanted, with an immaculate
kitchen diner and a little garden. It’s like
a dream come true. I’m very happy with
HCHA and my new home. My eldest
daughter only lives five minutes’ walk
away so it’s excellent for the family
because we live near each other now.’

“

When I walked
into the property
to view it I loved
it and I said that
I could see myself
growing old here!

”
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2011
11 general needs
homes across
3 boroughs
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Housing families with

vulnerable health
Seven years ago HCHA began a
housing service for families living
with HIV, funded by the Department
of Health. We deliver this project
in partnership with Harrow Council
who provide the referrals and deliver
the support from the social services
department.
HCHA has purchased and refurbished
a total of 27 street properties in
Harrow for this purpose and let them
out at affordable rents. An essential
part of the service we provide is maintaining the anonymity of our tenants;
our homes look like any others on the
street and therefore reduce the
stigma the illness sometimes attracts.
By ensuring that we provided a safe,
stable and healthy living environment,
we safeguard the physical and mental
wellbeing of our tenants. This in turn
enables them to stabilise their health
and rebuild their lives.
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Anna’s story:
Anna is 51 years old and lives in one
of our street properties with her partner
Paul, two children, Emma and David
and adopted niece, Hilda. Anna took
her niece under her wing after both her
sister and brother-in-law died of Aids,
leaving behind their three year
old daughter, who is HIV positive.
Anna worked for the Home Office for
almost 15 years until she suffered with
multiple health issues which severely
impacted her ability to work. After
having to stop work, she couldn’t keep
up her mortgage payments and her
home was repossessed, leaving the
family homeless.
Anna says,
‘We like our home very much and I try to
stay happy and always look on the bright
side of life hoping for the best.’

2007
More than 70,000 people
diagnosed and living with
HIV in the UK.
(source: Public Health England)

(Names have been changed to protect their identities).

twenty one

Our figures
In 2013 the Association made an
operating surplus of £402,007
(excluding interest recieved) on a
turnover of £2,717,596 (as compared
to a surplus of £95,430 on a turnover of
£2,531.475 in 2012). This surplus puts
us on a strong financial footing and
enables the Association to invest in
new developments, upgrade our
existing stock and meet our lenders
borrowing requirements.
We have secured £6 million of new
funding from Santander of which
£3.5m will be used to fund the Paxfold
development; the remaining £2.5m will
enable us to potentially provide 16 new
homes over the next four years or
plan a programme of maintenance
of our existing stock.
After having spent 18 years at
Penn House, in June 2013 we moved
our Head Office to 13 St Johns
Road in central Harrow. The main
reasons for this were firstly that
our lease had come to an end, but
more importantly our offices were
not compliant with the Disability
Discrimination Act 1995. 		

twenty two

Some additional expenses were
incurred as part of the move, but we
expect to make savings next year on
our head office costs.
The Association continued to invest
in staff through our training academy
programme. We have also engaged
a part-time development officer to
work on the Paxfold development and
a communications manager to better
improve our tenant communications.
This year our operating margin
increased to 24.24% from that of
14.36% in 2012. We have made an
investment of £87,951 in a new warden
call system at two of our sheltered
housing schemes and at one of our
extra care schemes. Refurbishment
has included the replacement of
three kitchens and an upgrading of
two bathrooms into shower/wet rooms
at a total cost of £18,919. Furthermore,
we have committed to upgrading all of
the flats that currently have baths into
shower rooms at Paxfold by March 2015.
Tracey Baldwin,
Finance Manager

Where does our income come from?
Social housing lettings
Supporting People funding
BAA
Other

£2,184,194
£451,329
£63,112
£30,639

Total

£2,729,274

80%

17%

2%
1%

How do we spend our money?

2013
The association made an
operating surplus of £402,007
on a turnover of £2,717,596

Front line staff costs
HQ support staff costs
Maintenance costs
Other (property leasing)
IT
Legal and professional
Borrowing costs
Depreciation properties
Depreciation other assets
Marketing and publicity
Head Office costs
Service costs
Total

£447,017
£254,259
£299,803
£116,540
£28,351
£53,490
£268,438
£250,533
£58,982
£26,931
£76,453
£446,471
£2,327,267

Average income per unit
Average cost per unit

£8,321
£7,095

5%
1%
2%
12%
11%
3%
1%
3%

19%
11%
19%

13%
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