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Who we are
Independent living
• We own and manage 960 apartments let on social rents or affordable rents
• Just over half are on the Wirral (Merseyside), with the remainder in 10 local authorities across the 

north of England
• We provide mainly sheltered housing in the form of self-contained apartments in developments 

exclusively for older people
• In 2021 we completed our first extra care development of 78 self-contained apartments at a cost of 

£13.1m with the aid of grant funding from Homes England
• We do not provide care; there is a small care team in our extra care development which is under 

contract to the local authority. We are a landlord in the same way as any other housing association

Demographics
• There is high demand for our properties
• The proportion of people aged over 65 in the UK will increase from 18.6% in 2021 to 24% in 2043
• There is strong future demand for well-managed and well-designed retirement properties



Our point of difference
• As a specialist provider of housing for older people, we understand the diversity and aspirations of our 

tenants
• Increasing numbers of older people are in work; have caring responsibilities; and men are living longer
• We create exciting, inclusive and safe communities

Who we are 

Resident involvement and the social housing white paper
• Each of our developments has a dedicated manager
• Their role is to support residents to be the best possible version of themselves
• Managers enable residents through organising activities, and support plans which look at each 

resident’s well-being
• We have several routes to resident involvement, from coffee mornings with managers to Access 

Alpha – a group of involved residents who are consulted on key issues of policy and strategy
• We have worked with We are Digital to train digitally excluded residents and have gifted 87 tablets or 

laptops
• We are working to provide more information to residents digitally on our performance and assurance 

such as fire risk assessments



Financial overview
North-west based specialist registered provider of older persons’ housing
• Robust financial profile
• Regulated by the Regulator of Social Housing
• Strong performance against financial covenants
• Current funding from Lloyds Bank PLC (Total £21.85m; £19.2m drawn)
• Cash balances over £1.5m
• Plans to develop 150 new build properties over the next 5 years
• In discussion to acquire up to 1,000 additional existing properties from another registered provider
Strong reputation
• Recognised as the UK’s best older people’s landlord (UK Housing Awards 2021)
• Track record in developing successful and aspirational new housing
• High demand 
• Well-established and experienced senior team; strong skills-based board
Robust security package
• Strong portfolio in terms of demand, location and type – total assets of EUV-SH of £37.6m
• Around £13.3m of unencumbered assets



Strategic objectives

Our primary purpose: To be the go–to provider for older people
Our secondary purpose: Deliver innovative services and grow

Our customers –
Enhance our work 
in supporting 
independence

Our business –
Maintain the 
highest standards 
of governance, 
understand our 
assets and manage 
our finances

Our properties –
Deliver an 
improvement 
programme to 
meet the Alpha 
Standard 

Growth – grow to 
diversify our 
business

A catalyst for 
innovation –
through our work 
with partners and 
developing new 
services
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https://www.alpha-living.co.uk/wp-content/uploads/2020/04/Alpha_Corporate_Plan_2020-2025.pdf


Governance



Governance
Statutory entity
• Our statutory entity is Alpha (RSL) Limited trading as Alpha Living
• We are a registered provider of social housing (Number L1003), a not-for-profit company and hold 

recognised HMRC charitable status
• We are registered with the Financial Conduct Authority (registration number 16317R) under the Co-

operative and Community Benefit Societies Act 2014 
Rules and governance
• We have adopted the National Housing Federation Model rules and the 2022 Code of Conduct
• We have adopted the National Housing Federation 2020 Code of Governance
• Alpha has a non-executive skills-based board which delegates some of its responsibilities to an Audit, 

Risk and Remuneration Committee 
Regulation 
• Alpha is regulated by the Regulator of Social Housing
• As a provider with less than 1,000 properties it does not have a regulatory judgement, but adheres to 

the regulator’s standards and self-assesses against these annually
Strategies
• Alpha has adopted a corporate plan and several supporting strategies including those for growth; 

treasury management; asset management and housing management





Senior Leadership 
Team
Graeme Foster, Chief Executive
Graeme was appointed as Chief Executive in October 2014. 

He began his housing career as a graduate trainee at Wirral Council and has 
worked for several housing associations and local authorities. He was Lead 
Housing Inspector for the Audit Commission before joining the Tenant Services 
Authority (later the Regulator of Social Housing) as Assistant Director. 

Graeme is a non-executive at one of the north west’s biggest housing providers, 
ForHousing, where he is a board member, member of audit committee and chair 
of the customer committee. He previously held a non-exec post at Cobalt where 
he chaired the governance committee. Graeme is passionate about retirement 
living and social justice and makes sure the right values are at the core of the 
organisation. He is committed to growth and partnership working.

Alison Williams, Head of Finance & Resources
Alison has worked for various commercial entities in senior leadership positions. Prior to joining Alpha, Alison was 
an Associate Director of Finance in the financial services sector supporting the organisation through a 
considerable period of growth and change following a management buy-out.
She joined Alpha in May 2011. As well as strategic finance, Alison heads up corporate services and core 
professional service relationships including banking, audit, ICT, pensions and legal, along with all company 
secretarial matters.
Alison is also a non-executive director for Aura Wales, a not-for-profit organisation providing leisure, libraries and 
heritage services in Flintshire. She is passionate about how health can have an impact on the mental well-being 
of individuals, reduce social isolation and improve quality of life.  Alison also chairs the North West Community 
Housing Association finance group.



Peter Merity, Head of Housing & Support
Peter joined Alpha in 2019. He has over 16 years’ experience within the social housing sector, specialising in housing 
services for older people. His passion is to ensure everyone has the ability to live as independently as possible, for as 
long as possible, with the support of the services they need. He is an advocate for how the build environment can 
play a more positive role in people’s ability to maintain their independence.
He is responsible for the delivery of housing and support services and leads in developing Alpha’s customer services 
offer as well as managing services into our Independent Living communities. Prior to Alpha, he had been involved 
with the strategic and operational development of 6 other extra care developments for Arena Homes, Your Housing 
Group and Regenda Homes with his most reason project being the delivery of Poppyfields.
He is currently vice chair for the North West Community Housing Association housing management group and serves 
on the board as a trustee for Housing Initiatives, a specialist housing and care provider for adults with autism.

Zoe Carmichael, Head of Asset Management
Zoe began her housing journey in 2002 as a Customer Service Operative in the call centre for Wirral 
Council.  Following stock transfer, she progressed within Magenta’s asset management team to 
Strategic Asset Manager and led on environmental projects which were showcased during the 
International Festival of Business in Liverpool during 2014.  She also won the Green Leadership 
award at the Women in Construction awards in 2015. 
In 2017, Zoe joined Regenda Homes where she became their Head of Investment, again leading on 
large scale retrofit energy efficiency programmes as well as repairs, improvements and compliance. 
After hearing about the Poppyfields project, Zoe joined Alpha as their Head of Asset Management in 
2019 and has gained valuable experience of new build, fire safety and building safety projects.  She 
is passionate about intergenerational work and her role as a Governor at a local infant school has 
helped form connections between local schools and Alpha residents. Zoe also chairs the North West 
Community Housing Association asset management group.



An experienced skills-based board
CLAIRE TAYLOR
Chair
Claire brings to the Board 30 years’ experience working within
the education sector across the UK including senior roles
focussed on leadership and governance and is currently Deputy
Vice-Chancellor and Professor of Education at Wrexham Glyndŵr
University. She is committed to seeing positive change made for
individuals, organisations and communities and is involved in
several key networks that are particularly focussed on
addressing issues of social inequality locally, regionally and
nationally. Claire is passionate about a values-led approach to
organisational development, to ensuring that our approaches
have health and wellbeing at the core and to facilitating a sense
of shared purpose through meaningful collaboration and
partnership working.

KIERAN TIMMINS
Vice Chair and Chair of Audit, Risk and Remuneration
Kieran is a very experienced Finance Director who has worked
in Merseyside-based public sector organisations for over 20
years including as Deputy Chief Executive and Treasurer for
Merseyside Fire and Rescue Authority where he had a
national profile supporting the Local Government Association
and the Chief Fire Officer’s association. Kieran has worked as
FD at a number of Housing Associations including Prima
Group. He has also held non-exec positions at Plus Dane and
Cobalt Housing.

DAN BRADLEY
Board Member
Dan brings extensive knowledge to the Alpha boardroom. He is
currently a member of the Executive Team at Hundred Houses
Society based in Cambridge as the Interim Operations Director.
He was previously the Group Director of Assets and
Development at Torus 62 Ltd.
Since joining the Board in 2016 Dan has been involved in the
asset management working group which is responsible for
helping understand better how Alpha’s stock is performing.

JANET ATHERTON
Board Member
Janet is a public health doctor with nearly twenty years’
experience at Director level in the NHS, local government and
the voluntary sector. She has been Director of Public Health in
both Wirral and Sefton, was a founder member of the local
Champs public health network and served as President of the
Association of Directors of Public Health.
In 2015 Janet was awarded an OBE for her services to public
health.
Janet currently works part time as a senior adviser to Public
Health England and runs her own leadership consultancy. She
is also a trustee of Cycling UK - the national cycling charity.
In her spare time can be found cycling the lanes of Wirral and
beyond, discovering new places.



An experienced skills-based board
LORRI HOLDING
Board Member
Lorri has worked in the supported housing sector for over 25 years
commissioning and developing a range of young & older persons
supported and care related accommodation.
Lorri works as Head of Customer Services for Warrington HA where
she is responsible for front-line housing management, customer
services and community development. She is passionate about
shaping services to deliver high quality housing and support.
Lorri has sat on a range of boards over the years, more recently
Arawak in Manchester where she also chaired the Remuneration
and Selection Committee.
In her down time, Lorri volunteers for a number of LGBT and
homelessness charities and delivers a weekend street support team
in city centre Manchester that work directly with those affected by
homelessness, illness and mental health issues.

GILL BENNETT
Board Member
Gill joined the Board in 2018 and has over 30 years’ experience
working at a senior level in various housing organisations in the
North West and serving on the Board of an Arm’s Length
Management Organisation in Leeds.
She also spent eight years working for the Audit Commission, where
she inspected housing services and led a number of improvement
projects in poorly performing organisations. Her particular focus is
on engaging customers and communities in decision making and
ensuring services meet their needs.
Away from the Boardroom Gill is a keen photographer, beekeeper
and gardener and, since her retirement from paid employment, also
volunteers on a refugee resettlement project in Manchester.

PETER GIBBS
Board Member
Pete has 30 years’ experience in the field of strategic human
resource management. He has extensive private and public sector
experience holding positions in large blue-chip companies and in
numerous higher education institutions. Currently the Executive
Director of Human Resources at Wrexham Glyndwr University, Pete
joined Alpha after an 11 year tenure as Trustee and Board Member
for Creative Support, where he chaired the HR Committee. He has
excellent knowledge and experience of governance issues having
experienced governance processes from both an officer and board
member perspective. A Chartered Fellow of the CIPD, the
professional body for HR and people development, Pete is looking
forward to getting stuck into the role and making a difference and
contributing to the ongoing growth and success of Alpha.

DAWN MORRIS
Board Member
Dawn has worked in the finance sector for over 30 years and is a
partner of a licenced accountancy and business consultancy working
nationally. She worked for Plus Dane housing for 20 years, and has
recently been appointed as Financial Controller of Zeus Tech
Solutions Ltd.
Dawn is Treasurer and Trustee of Mandela8 Charity and Secretary
and Committee Member of Black Fundraisers UK (a Special Interest
Group of Chartered Institute of Fundraising). Dawn is passionate
about equality, diversity and inclusion and dedicates her time to
advance social and economic prospects for black and ethnic
communities; helping individuals, communities, and organisations to
achieve their potential.
In her down-time, she enjoys walking, travelling and soul/RnB music.



Operating environment



Alpha owns 960 apartments across the north of 
England
• 78  extra care apartments on affordable rents
• 882 traditional sheltered housing apartments on 

social rents

Merseyside (60 
properties)

Staffordshire/ 
Shropshire (114 
properties)

Yorkshire (140 
properties)

Wirral (531 
properties)

Greater Manchester 
(32 properties) Cheshire (83 

properties)

Apartment split by type:

Type Number
Studio 136

One-bedroom 794

Two-bedroom 30

Total 960



There is a high and increasing demand for our housing
• Properties are popular and in good locations
• Void rent loss is decreasing, reflecting capital investment in properties 

and improved internal processes

Empty properties relet speedily
• Properties let easily
• Our in-house repairs team turns around property repairs efficiently 

Properties are well-managed
• Rent arrears are low at around 2% and in the lower (best) quartile for 

housing providers
• Rent collection performance is increasingly strong and in the top (best) 

quartile compared to all housing providers 99.03%
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Resident satisfaction is high

• In an independent 2022 survey, overall satisfaction was in the 
top 20% of all housing providers

• Satisfaction is improving against a sector background of 
declining satisfaction rates 

Source: The Leadership Factor 2022

Residents value the specialist nature of Alpha and its understanding of older people and their diversity



Asset management





Our assets
Active asset management supported by reliable data
• Alpha has a 30-year asset investment plan
• The plan is revised annually, based on 100% stock condition surveys carried out via an independent 

third party (Michael Dyson Associates) in 2021
• All properties meet the Decent Homes Standard and will meet an enhanced Alpha Standard by 2024
• We plan to invest £11.7m in existing assets in the 5 years to 2023
• As capital investment has increased, the cost of day-to-day repairs has substantially reduced
• Average maintenance costs per property were £259 in 2018 and £218 in 2021

Asset management strategy
• Asset management strategy is renewed every 2 years 
• Focusses on ensuring all properties are fit for purpose and appeal to the aspirations of current and 

future generations
• Sustainability and property condition are key components of the strategy

Acquisition and disposals (not in the current business plan)
• Alpha is considering the disposal of 34 non-core apartments to an investor
• We are in active discussion with another north west based provider over the possible acquisition of 

1,000 properties for older people in 3 tranches, spread over three years



Energy efficiency
High-performing housing
• 94% of properties are at EPC C and above
• Remaining 6% to be at EPC C by 2030 
• Average SAP rating 77 
• Long term plans for net zero target of 2050 underway
• Developing strategic and long-term plan for organisational journey to carbon neutrality including

sustainable considerations for future growth opportunities, procurement of contractors and supply
chains

Energy efficiency plans
• The business plan provides for £600k investment to bring 

the 51 remaining properties to band C by 2030
• We are working with Calore Verde consultants to explore 

options for these apartments
• Works are likely to consist of external and internal 

insulation plus the upgrade of existing heating
• Options include smart technologies for the generation, 

storage and distribution of heat and hot water 

Band No. of properties

B 364

C 545

D 36

E 15



Fire safety
• All properties are at 3-storeys or less
• Major review of fire safety completed in 2019 
• Annual fire risk assessments undertaken with detailed compliance reporting to board
• Over £800k invested in fire safety work over the last 3 years
• Includes major compartmentation works to support Alpha’s stay-put policy
• Specialist fire and compliance officer appointed in 2020
• Building Safety focus on collection of data for building a safety case for each development as part 

of the golden thread of information
• Any external wall coverings have been surveyed to determine the fire rating of materials, with no 

requirement for any remediation
• Annual inspection of fire doors

Fire safety



Growth and 
development





Growth
Strategy
• Alpha completed its first new build extra care development – Poppyfields – in July 2021 at a cost of 

£13.1m
• Alpha has a growth strategy which was adopted in January 2022
• The strategy concentrates on new-build and acquisition opportunities in existing areas of operation

New build
• Alpha has a pipeline programme of 2 extra care developments of up to 160 properties



Poppyfields – a case study



Poppyfields
Context
• Poppyfields is currently the biggest extra care development on the Wirral
• It provides 78 large and highly-specified apartments (including 4 wheelchair adapted)
• The development includes a bistro, extensive gardens, hair and beauty salon and facilities for a care 

team
• The development opened in July 2021 and was fully let by November 2021
• It remains fully let, with a large waiting list 

History 
• Alpha acquired land from Wirral Council in 2017
• Secured funding of £4.5m from Homes England to support the development
• Homes England continue to cite Poppyfields as an example of good practice
• An additional £0.5m was secured from Wirral Council and a further £4.65m from Lloyds Bank Plc
• Despite construction taking place during a pandemic, the development was completed within budget. 



Poppyfields
Capacity and partnership
• Substantial management of the project was carried out in house
• Alpha was careful in choosing partners which aligned with its values including architects, cost 

consultants, project management support and the main contractor
• The project was overseen by the senior leadership team, with risks closely monitored by the board

Outcomes 
• Careful design and an in-depth understanding of older people has helped Alpha achieve an attractive 

and popular development
• A study completed by Liverpool John Moores University in 2022 showed 98% of residents were 

satisfied or very satisfied with the development
• The development has led to improved health outcomes for the majority of residents

Lessons learnt
• Recent experience of managing a large and complex development in challenging circumstances
• We have added to our capacity by appointing a Development Lead in partnership with Wirral 

Methodist Housing Association
• We are acutely aware of risks and future development is likely to call for even closer risk management 

and project management



Risk management and 
government policy



Business planning and stress testing

Monitoring System Reporting Arrangement
Corporate / Delivery Plan Monitoring of organisational targets; reported annually to board with updates on progress bi-annually

Business Plan Presented to board annually or other shorter timeframe as business requirements arise

Risk Maps Twice yearly update of key strategic risk to audit, risk & remuneration committee and board

KPI / Performance Report Bi-Monthly monitoring of performance and early identification of trends
Treasury Management Cash flow and liquidity monitored daily; loan covenants monitored monthly; both reported to board bi-monthly and strategy updated annually
Internal Audit Review of controls with reporting to audit & remuneration twice yearly
External Audit Review of financial statements and associated controls with reporting to audit, risk & remuneration committee and board annually
Value for Money / Benchmarking Review annually in line with financial statements and sector scorecard results

Monitoring and Reporting Arrangements

Overview
• The business plan is updated annually at a minimum and presented to Board for approval
• Stress testing forms an essential element of the plan which involves applying a range of single and combined scenarios, testing the plan thoroughly
• External treasury management advisers assist in designing stress tests to ensure they remain relevant and consistent with those applied across the sector
• Outputs are mapped to the loan covenants to ensure compliance.  Where the stress test identifies an issue, this is flagged and addressed through the 

mitigation strategy
• While stress testing is a very important financial tool, it is not the only method available to Alpha to monitor risk and provide Executive and Board with earlier 

warning indicators of potential issues on the horizon



Risk environment, risk appetite and 
government policy 
Macro economic issues
• The housing sector is not immune to the effects of a high inflation economy
• Alpha has updated its business plan and considered the impact of a lower-than-inflation rent settlement
• Demand for well-managed housing for older people remains strong, with a grants for affordable housing at 

historic high levels
• The 10% top-slicing of the affordable homes programme for supported housing is likely to benefit specialist 

providers like Alpha

Risk appetite 
• The board completed a risk appetite exercise in May 2022
• The board has a high risk appetite for growth and is well-prepared for proactive regulation

Government policy
• The social housing regulation bill promises to increase emphasis on residents and consumer regulation
• Policy announcements such as a proposed extension of right to buy may pose risks
• Support for new affordable housing and a large affordable housing programme remain as long-term policy 

aims



Contacts

Alpha contact:
Alison Williams, Company Secretary and Head of Finance & 
Resources 
✉ awilliams@alpha-living.co.uk
• 07740 119640

mailto:awilliams@alpha-living.co.uk
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