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Corporate Plan 2015 – 2019
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MISSION STATEMENT

Wellingborough Homes will work successfully with its customers and communities 
to provide great services and high quality living environments.



  Respect - We will treat each other and 
anyone who deals with us with respect  
and recognise everyone as individual.

  Trust - We will be open and honest with 
our colleagues, customers and external 
partners and we will deliver on the 
commitments we make.

  One Team - We will be one team, working 
collaboratively, listening and communicating 
clearly with our customers, to deliver great 
services. 

  Efficient and Effective - We will work 
efficiently and effectively, continuously 
looking for ways to improve and deliver 
value for money.

  Empowered - We will be bold, progressive, 
seek to empower our customers and be 
confident in the decisions we make.

CHARITABLE OBJECTS OF WELLINGBOROUGH HOMES
To carry on for the benefit of the community on a not-for-profit basis:

•  The business of providing and managing housing and social housing, and providing assistance to help house 
people and associated facilities and amenities or services for poor people or for the relief of aged, disabled  
or chronically sick people.

•  Any other charitable object that can be carried out from time to time by an Industrial and Provident Society 
registered as a provider of social housing with the regulator.

STRATEGIC OBJECTIVES
• Produce and use effective, high quality, accurate and timely data.

• Ensure investments generate optimum social and financial value.

• Reduce costs and drive efficiency.

• Ensure operational performance is maintained at a high level.

VALUES
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Dear Reader,

When we published our Corporate Plan in April 2015, we knew we were entering a 
period of change and uncertainty. The General Election outcome in May 2015, the 
Chancellor’s subsequent budget in July, and more recently the Autumn Statement in 
November have given us greater clarity about the Government’s priorities and we have 
started to assess how they impact upon Wellingborough Homes and our customers. 
These and other changes to our operating environment will be discussed throughout 
this plan update.

Whilst these changes are important to how we move Wellingborough Homes forward, 
they do not undermine our charitable objects, mission, strategic objectives or our newly 
introduced values. We are proud of our social business ethos and the fact we can protect 
our business whilst supporting our customers. We are also proud of the contribution we 
have already made to helping people access good quality homes and great services and 
we remain absolutely committed to these principles.

We are also fully aware that our external operating environment is not likely to alter in 
our favour beyond this plan period. Changes in the global economy and the recent fiscal 
warning from the Chancellor mean that we still operate in uncertain times. Consequently, 
our refresh of the Corporate Plan will continue to focus on improving our efficiency and 
effectiveness to support our growth ambitions. It will focus on enabling us to be properly 
prepared for further changes as we move towards the next General Election in 2020 
and the uncertainty that that period brings. Scanning the horizon and planning for what 
comes next is a key part of the Board and Executives’ role at Wellingborough Homes and 
it is critical for our ongoing success that we are at the top of our game in this respect.

Our commitment to great governance is shown by our investment in a new governance 
and delegations framework and the retention of our G1 V1 rating with the Homes and 
Communities Agency. The first year of our Corporate Plan was a successful one for 
Wellingborough Homes. With a fully refreshed Executive Team we are confident that, 
despite the future challenges, Wellingborough Homes’ success and growth will continue 
as we deliver our plans and, critically, deliver great services and high quality living 
environments for our customers.

Tim Davy  Jo Savage
Chair     Chief Executive

1. INTRODUCTION
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2.  LOOKING BACK ON THE FIRST YEAR  
OF THE CORPORATE PLAN

The first year of our Corporate Plan 2015-19 was a period of consolidation and putting in place strong foundations. 
The table below shows the progress we made against our strategic objectives in 2015-16.

KEY ACHIEVEMENTS:
•  Strategy Development - we met our corporate strategic objective of delivering six strategies.

•  Refinancing - we secured an £85m loan facility with appropriate covenants to support our development ambitions.

•  Restructuring - we restructured all front line services, ensuring we have the right people, in the right places, 
doing the right things, at the right times.

•  Developing - between April 2015 and March 2016 we built 40 homes, and have 60 in development.

•  Customer Involvement - we overhauled our customer involvement structure and introduced a Scrutiny 
Panel, Customer Assembly and Service Panels to ensure customer input is a core element of business decisions.

•  Efficiency - we have a better understanding of what we need to spend to meet our legal and regulatory obligations, 
and the money we need to spend elsewhere. We are working hard to deliver further savings and generate income 
and improve efficiency. Our operating surplus in 2015/16 will be £546k (13.5%) higher than budget. In 2016/17 
our costs (excluding interest) are budgeted to be £1m (8.2%) lower than forecast for 2015/16.

•  Refurbishment - we continued our refurbishment programme completing 35 major refurbishments.

•  Social Value - we met our corporate strategic objective to establish an investment measure for social and 
financial return.

•  Partnership - we continued to work with partners and are pleased with the on-going improved relationships 
with the Borough Council of Wellingborough, leading to joint projects being delivered.
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Strategic Corporate 
Objective

Key Performance Indicator Performance  
as at 31.3.16

Target 
2015/16

Target  
2016/17

To produce and use 
effective, high quality, 
accurate and timely data

% households where tenant profile information held on 4  
or more characteristics

78.58% 75.00% 80.00%

% stock condition surveys carried out annually as a % of stock 42.30% 20.00% 20.00%

% properties where Net Present Value [NPV] value is known 98.11% 100% 100% 

% new initiatives measured against social value methodology 100% 100% 100%

% customers satisfied with views being taken into account 74.96% 70.00% 78.00%

To ensure investments 
generate optimum social 
and financial value

% of budget lines to be graded as mandatory or discretionary 100% 100%
Removed as now part 
of the annual budget 

process

To reduce costs and 
drive efficiency

% total income collected as a % of total income due 99.84% 99.50%
Removed as all income 

sources measured 
individually

Average number of sick days per employee per annum 8.50 days 9 days 10 days

% working time key IT systems are available 99.35% 99.50% 99.50%

To ensure operational 
performance is 
maintained at a high level

Former tenant arrears as % of the annual rent debit 1.15% 0.99% 0.99%

Current tenant arrears as % annual rent debit 3.40% 3.50% 3.20%

% rent lost through properties being vacant 0.51% 1.00% 0.60%

Average number of days to re-let properties 30.13 days 28 days 25 days

% properties with a valid gas safety certificate 99.93% 100% 100%

Repair appointments kept as % appointments made 98.65% 95.00%
Replaced by completed 

at first visit

% customers satisfied with Wellingborough Homes overall 90.97% 89.00% 90.00%

Repairs completed in target as % repairs complete 94.18% 96.00% 96.00%

% of repairs completed at first visit 95.69% 85.00% 85.00%



3.  LOOKING FORWARD: YEAR TWO OF THE  
CORPORATE PLAN

CHANGES POST 2015 ELECTION
The Conservative Government has been very proactive in setting out their housing priorities and the 
consequential investment decisions since they were elected in May 2015. Their manifesto commitments 
demonstrated that housing has become a key political topic and the subsequent budget and spending plans  
have changed the landscape for housing providers.

The introduction of the voluntary Right to Buy for housing association tenants will not (based on current take 
up levels of preserved Right to Buy) have a major impact upon Wellingborough Homes. The emphasis on home 
ownership, including the re-direction of Homes and Communities Agency (HCA) funding, will alter our development 
pipeline as we look to grow and deliver a mix of 30% low cost home ownership and 70% affordable rented housing.

The changes to the rent regime of a 1% reduction every year until 2020 will have an impact. The new rent policy 
sees our income fall between 2016 and 2020 from the expected levels in our business plan by £6.6 million. This 
does not have a catastrophic impact upon our viability but has made us refocus our spending plans and reassess 
our business. It has been an absolute priority to continue to provide affordable homes and deliver core services 
well, however we have had to make difficult decisions around non-core activities.

KEY CHANGES ARE:
•  We stopped being the lead partner and funder for Support Wellingborough, and have supported it to be transferred 

to a partner organisation.

•  Our expenditure on aids and adaptations will reduce and we will no longer employ an Occupational Therapist 
directly. We will continue to undertake aids and adaptations using the County Council Occupational Therapy  
Service and create efficiencies by undertaking smaller works in-house.

•  Supported Living customers will be offered a menu of support options to ensure they receive a package best 
suited to their individual needs, without the unnecessary use of resources. The Support Services team will no 
longer have capacity to offer free services to people who are not Wellingborough Homes tenants. The Supported 
Living Service will be fully reviewed in 2016.

•  We will refocus the themes of Health and Wellbeing and Building Strong and Resilient Communities from our 
Customer and Community Investment Strategy, and we will ensure that all work supports our customers and 
protects our business.

Our expenditure review has created some positives. For example, examining our stock investment using accurate 
data means we can do more with less. This has enabled us to continue our investment in the external surroundings 
of our estates and work towards the Homes Standard.
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INCOME AND EXPENDITURE ACCOUNT FORECASTS

Year ended  
31 March 2017

Year ended  
31 March 2018

Year ended  
31 March 2019

Year ended  
31 March 2020

Year ended  
31 March 2021

£m £m £m £m £m 

Turnover  21.3  21.1  21.5  22.0  23.1 

Operating Costs (15.0) (14.9) (15.6) (16.4) (17.2)

Operating Surplus (Total)  6.3  6.2  5.9  5.6  5.9 

Surplus on Sale of Properties  0.7  0.5  0.5  0.5  0.5 

Net Interest Payable (1.9) (2.3) (2.6) (3.0) (3.4)

Surplus before Tax (Total)  5.1  4.4  3.8  3.1  3.0 

Covenant requirements are fully met over the life of the business plan. Key elements of the business plan have been stress tested. The business plan deals well with one-off 
shocks but changes which have a longer term impact on costs or income are more damaging. However in such circumstances there would be sufficient time to put already 
identified mitigating actions in place.



3.  LOOKING FORWARD: YEAR TWO OF THE  
CORPORATE PLAN CONTINUED...

We have offset Government changes to the rent regime and low Consumer Price Index (CPI) levels by prudent 
business planning, and the effect on our Business Plan is shown by the growth in our development ambitions to  
499 units over five years. Despite the increase in development from the previous business plan, peak debt is 
forecast to be £70m, some £15m below the current facility of £85m.

At present we have no plans for major diversification away from our core business but will consider diversification 
where it supports through financial, or other means, our core activities. We will ensure any diversification is 
supported by staffing expertise and the Boards’ skills.

OTHER KEY CHANGES
Welfare reforms and public spending cuts continue to be implemented. The phased introduction of Universal 
Credit will impact upon more of our customers. The reduction in the benefit cap and the changes to the eligibility 
for Housing Benefit, especially the proposal to cap Housing Benefit at Local Housing Allowance levels for those 
housed after April 2016, will also make life difficult for many households, particularly single people under 35.  
This will mean Wellingborough Homes will need to carefully consider who it can house in the future.

Funding in other areas is likely to reduce as the Government continues to roll out its austerity programme. 
Wellingborough Homes will need to consider the impact on our customers particularly those who are more 
vulnerable. As a result, we will be looking to undertake a review of our Supported Living Service in 2016.

The external factors will mean we will face greater competition in a number of areas. There will be competition 
for potentially fewer sites due to further planning reforms; and increasing attractiveness of Wellingborough as a 
place to live given the affordability of housing and planned growth. This is why our relationship with the Borough 
Council of Wellingborough is of particular importance. There is also likely to be competition for skilled staff and 
labour as wages are set to rise in the private sector and construction increases. By the time this plan is published 
we will have undertaken a review of staff terms and conditions to ensure our investments in staff generate 
optimum social and financial value.

Regulatory changes have also been introduced as the Homes and Communities Agency responds to the new 
environment. Business Plan stress testing and “in depth assessments” are now part of the regulator’s toolkit in 
the co-regulation systems under which we continue to operate.

The Office of National Statistics’ determination in late 2015 that registered providers are part of the public 
sector is an unwelcome move for the sector and Government.

Housing Minister Brandon Lewis announced in December 2015 that extensive deregulation measures will be part 
of the new Housing and Planning Bill. Whilst the overall structure of regulation has been retained and, in particular, 
regulation through the Governance and Viability standard linked to the duty of openness with the regulator, 
Registered Providers will have substantial freedoms, e.g. to dispose of assets or to merge or reorganise their 
groups without Homes and Communities Agency consent. 

These reductions in the regulatory burden are welcome but will give even greater imperative to Wellingborough 
Homes to have a highly effective governance system in place. The Board of Wellingborough Homes will consider 
the impact of deregulation and decide upon their approach during the course of the year.

As the sector reflects on the environmental changes, sector-wide rationalisation will continue to be an option to 
improve service efficiency and increase balance sheet capacity to support further house building. The National 
Housing Federation has published a voluntary code on mergers, group structures and partnerships that the 
Wellingborough Homes Board will consider early in 2016.
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4. PRIORITIES FOR 2016 ONWARDS

Last year was about stabilising Wellingborough Homes and laying the foundations for the changes needed to 
prepare the organisation for the seismic political changes we were expecting and which are now being enacted. 
2016 is very much about proactively consolidating upon that work and making sure we are as efficient and 
effective as possible. The emphasis of our actions will be about introducing and utilising systems that improve 
staff productivity and retain the quality of core services to customers and stakeholders.

Key Priorities for 2016 - as identified in the Corporate Plan 2015-16:

• Running the development programme.

•  Making a decision on FISH (Free Independent Support and Help) Shop that Wellingborough Homes are the 
primary financial contributor to.

• Policy rationalisation and development.

However, as the Corporate Plan has progressed, strategies have been developed and the operating environment 
has changed. Therefore it has become possible to understand in greater detail the additional challenges for 2016 
and beyond and to identify business priorities that will enable us to meet those challenges head on. Our business 
priorities for years three and four will grow over the life of the Corporate Plan. 
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2016-17 (Year 2) Links to

Implementing the strategic review of IT undertaken in early 2016 Organisational Development Strategy

Continuing to proactively respond to the challenges of Welfare Reform to enable us to deliver core services Corporate Plan 15-19 

Reviewing our approach to service charges with a view to understanding full costs and making decisions 
around recovery

Value for Money Strategy

Procurement review of key services Value for Money Strategy

Reviewing our Supported Living Services to ensure they are viable and fit for the future Tenancy Management Strategy 

Continuing to grow through our current and future development pipeline, including acquisition opportunities 
and considering if we extend our development area outside of the borough of Wellingborough

Asset and Development Strategy

Working closely with the Borough Council of Wellingborough in looking at estate regeneration options on the 
sites currently owned by us in areas of low demand and or density or where there is poorly performing stock

Asset and Development Strategy

Planning for the future of our Repairs and Maintenance Service post 2018 with an emphasis on being 
efficient and effective

Asset and Development Strategy 

Investing in the external environments of our estates Asset and Development Strategy

Intelligent use of customer profiling data to shape service delivery Tenancy Management Strategy 

2017-18 (Year 3)

Further assessment of funding needs Treasury Management Strategy

Deciding on future office accommodation Organisational Development Strategy

2018-19 (Year 4)

Review of business plan and key strategies Corporate Plan

PRIORITIES FOR YEARS TWO, THREE AND FOUR



Wellingborough Homes
Thompson Court, 9F Silver Street, Wellingborough, Northants, NN8 1BQ

T: 01933 234450
customer.services@whomes.org 
www.wellingboroughhomes.org 

Wellingborough Homes is the trading name of Wellingorough Homes Limited. 
Registered office: 12 Sheep Street, Wellingborough, Northamptonshire NN8 1BL.

A Registered Society under the Co-operative and Community Benefit Societies Act 2014. Registration No. 
30097r Homes and Communities Agency Registration No. L4509.

BUILDING ON THE PAST - BUILDING IN THE FUTURE
The past year of 2015-16 has been one of internal and external challenges. However the foundations laid within 
Wellingborough Homes in the last twelve months see us in a far stronger position to face the future.

We have seen growth, performance start to improve, costs start to reduce, and relationships advance. We have 
strengthened our governance structure and financial position and have delivered six key underpinning strategies.

It has taken a concerted and sustained effort by the Board, Executive and staff to reach this position.

If we use a housing analogy, we have built the foundations and the ground floor but expect 2016-17 to be the 
year when we complete the first floor and put on the roof.

The date of the next General Election in 2020 may seem a way off, however Government and opposition policy 
development leading up to that date has already started. Whilst no one can predict with any degree of certainty what 
the future holds, devolution, government and global policy make the environment in which we work ever changing.

We know at Wellingborough Homes that the strong foundations we built in 2015-16 and the work we will do in 
2016-17 will see us in a robust position to weather any future storms.

To see more about the work of Wellingborough Homes and the services we provide please visit us at  
www.wellingboroughhomes.org 

5.  CONCLUSION


