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North London Muslim Housing Association

About Us  
NN

oorrtthh  LLoonnddoonn  MM
uusslliimm

  HH
oouussiinngg  AA

ssssoocciiaattiioonn
is the U

K’s largest M
uslim

-led housing association.

From
 our base in Stoke N

ew
ington, w

e m
anage 500 hom

es.  These are let at affordable rents to

fam
ilies and single people of all ages, faiths and cultures.

W
e w

ork close to the centre of one of the w
orld’s biggest and m

ost densely-populated capitals.

The com
m

unities w
e serve are dynam

ic and diverse, w
ith a w

ide variety of needs, but they are

united in the need for good quality social housing – a need w
hich w

e aim
 to m

eet.

W
e also m

aintain strong links w
ith local regeneration projects, training schem

es, m
osques and

other com
m

unity organisations.

Our team
 is sm

all in size but large in com
m

itm
ent, dedication and enthusiasm

 for delivering a

quality service to those w
ho are m

ost in need.
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North London Muslim Housing Association

Our Commitment

1

W
e aim

 to provide quality hom
es to facilitate the needs of our tenants and to

regenerate com
m

unities.

W
e understand the needs of our tenants and, in return, provide the best solutions

for their housing needs.

Our com
m

itm
ent is to identify, understand, deploy and im

plem
ent best practices

in achieving affordable quality hom
es for the future.
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North London Muslim Housing Association

Making a Difference
Looking back at the last year fills m

e w
ith confidence for the future of our housing association.

Since w
e w

ere form
ed in 1986, w

e have overcom
e m

any challenges to establish N
LM

H
A

 as a

leader in its field.  Our housing stock has increased dram
atically, our services have developed and

w
e are recognised as key players in the local com

m
unity.

I feel that the service w
e provide is particularly im

portant now
, at a tim

e of global unrest and

conflict.  N
LM

H
A

 is a shining exam
ple of all that is best in our culture, dem

onstrating our belief in

sim
ple fam

ily values and the right of every person to enjoy a clean, safe and spacious hom
e.  Good

living conditions produce peace of m
ind and a sense of belonging.  They also engender harm

onious

relationships w
ith friends and neighbours:  they are the seed corn of a strong com

m
unity.

W
hile w

e cannot solve the w
orld’s problem

s, w
e can and do provide good quality hom

es for people

on lim
ited incom

es.  I believe that w
e are m

aking a difference to their lives – I hope you w
ill feel the

sam
e w

hen you have read through this report.
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North London Muslim Housing Association

New Beginnings

3

This has been a tim
e of change in our organisation, a tim

e for taking on board new
 challenges and

devising new
 solutions. Over the last year N

LM
H

A
 has been taking stock of the H

ousing

Corporation’s new
 funding regim

e for social housing developm
ent.  Our feeling is that this now

favours the larger registered social landlords (R
SLs) over sm

aller, m
ore com

m
unity-led associations.

W
e have responded positively to this apparent setback by developing closer links w

ith like-m
inded

R
SLs and local authorities in north and east London.

A
s a result, w

e now
 look forw

ard to the launch of a new
 partnership – provisionally nam

ed the

N
orth R

iver A
lliance – in the autum

n of 2004.  This should enable us to fund further developm
ents

in our area so that w
e continue to do w

hat w
e do best:  m

eeting the specific local needs of our

com
m

unity. It is early days, but w
e are confident that this new

 w
ay of w

orking represents the w
ay

forw
ard for our developm

ent program
m

e, helping us to sow
 seeds for the future.  I look forw

ard to

reporting back next year on the partnership’s progress.
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North London Muslim Housing Association

Our Community
FFuunn  iinn  tthhee  ppaarrkk

W
e believe it is vitally im

portant to build and m
aintain close links w

ith the local com
m

unities not only

the people w
ho live in our hom

es, but also their fam
ilies, friends and neighbours.

One of the w
ays in w

hich w
e do this is by holding an annual Fun D

ay for tenants and residents.

This brings them
 together and allow

s them
 to m

eet staff from
 N

LM
H

A
 and to find out m

ore about

the A
ssociation’s w

ork in an inform
al atm

osphere.

In Septem
ber 2003 w

e organised a Fun D
ay in South M

illfields Park, H
ackney.  It w

as a great

success, w
ith plenty of entertainm

ent and fun activities for all the children w
ho attended.  W

e w
ere

also honoured to w
elcom

e the M
ayor and M

ayoress of W
altham

 Forest, Councillor Bob Belam
 and

M
rs W

enda Belam
, as w

ell as Councillor A
bdul M

ulla, Speaker for the London Borough of H
ackney.

A
nother Fun D

ay is planned for Sum
m

er 2004.

AAnnnnuuaall  RReeppoorrtt  22000033  --  22000044



North London Muslim Housing Association

Our Community

5

WW
oorrkkiinngg  ww

iitthh  TTeennaannttss

N
LM

H
A

 is firm
ly com

m
itted to providing tenants w

ith opportunities for becom
ing involved w

ith the

w
ork of the A

ssociation and having a say in the w
ay their hom

es are m
anaged.  U

ltim
ately w

e aim

to create tenants’ associations for all our estate-based properties.

W
ith this in m

ind, w
e w

ill be recruiting a com
m

unity developm
ent and tenant involvem

ent officer.

H
is/her role is to w

ork closely w
ith the N

LM
H

A
 housing officers to organise a variety of activities

for our tenants.
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North London Muslim Housing Association

Building Partnerships
CCoomm

mm
uunniittyy  DD

eevveellooppmm
eenntt  LLiinnkkss

W
e provide housing plus activities in conjunction w

ith Faith in the Future

CCoolltthhuurrsstt  CCrreesscceenntt

W
e have w

orked on this estate for the last three years, providing the follow
ing activities for residents:

•
 Supplem

entary classes every M
onday

•
 W

eekly inform
ation technology classes for young people

•
 Saturday m

orning youth club

Earlier this year tw
o get-togethers  w

ere organised.  At the first m
eeting residents w

ere briefed on the

purpose of our activities and the objectives and invited residents to becom
e involved in m

aking decisions

about their estate.

A
t the second m

eeting, residents  w
ere joined by staff and officers from

 N
LM

H
A

 and FITF, Southern

H
ousing Group and CPM

, as w
ell as a representative of A

gudas H
ousing A

ssociation tenants.

Both events w
ere w

ell attended and led to useful discussions w
hich w

ill pave the w
ay for further

developm
ents in the future. N

LM
H

A
 is also w

orking actively in partnership w
ith Faith in the Future at

H
ana M

ew
s and Gujarat H

ouse.
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North London Muslim Housing Association

Building Partnerships

7

MM
aakkiinngg  aa  SSppllaasshh!!

MM
aannyy  cchhiillddrreenn  ffrroomm

  oouurr  eessttaatteess  aarree  aallssoo  eennjjooyyiinngg  eevveennttss    ssuucchh  aass  tthhee  rreecceenntt  ttrriipp  oonn  tthhee

RR
iivveerr  TThhaamm

eess  ww
iitthh  tthhee  LLaabbuurrnnaamm

  BBooaatt  CClluubb..

N
LM

HA  offers a range of activities for children aged betw
een eight and 15 years from

 a variety of different

cultures.   These include supplem
entary classes, IT classes and Saturday youth clubs.  The classes:

•
H

elp kids fulfil their goals and raise their aspirations through learning

•
Provide a friendly, w

elcom
ing and relaxed atm

osphere, w
here young people from

 different cultures

can interact and break dow
n social barriers

•
Offer positive activities to relieve boredom

 and channel young people’s energy

•
R

educe the opportunities for anti-social behaviour.

Supplem
entary classes also provide children w

ith valuable help and support for their school w
ork,

w
hile the IT classes teach basic w

ord processing skills and how
 to use the internet for research and

help w
ith hom

ew
ork.The Saturday Youth Club offers both indoor and outdoor activities for children to

let off steam
 in safety, w

ith day trips arranged during the school holidays.
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North London Muslim Housing Association

Involving and Empowering
AA

  SSeeaatt  oonn  tthhee  BBooaarrdd

W
e believe that housing services can only im

prove if m
ore tenants and residents take an active role in the

m
anagem

ent and m
aintenance of hom

es and estates.  W
e are in the process of recruiting a tenant

representative on to the board of m
anagem

ent.

TTeennaanntt  IInnvvoollvveemm
eenntt  GGrrooww

ss

W
e are looking to appoint a com

m
unity developm

ent &
 tenant participation officer w

hich m
arks an

im
portant step forw

ard for the A
ssociation.

The aim
 is to encourage m

ore residents to becom
e involved in housing issues and im

proving their

com
m

unities.  Som
e of the areas he/she w

ill be w
orking on w

ith tenants include:

•
 IT training

•
 English for Speakers of Other Languages (ESOL) training

•
 Em

ploym
ent

•
 H

ealth program
m

es

H
e/she w

ill also address  other activities and issues raised by tenants.
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North London Muslim Housing Association

New Homes

9

A
 highlight of the year w

as the official opening of our new
 hom

es at B
rougham

 R
oad in

H
ackney. The event took place at the R

egent Com
m

unity H
all in B

rougham
 R

oad, w
ith the

guest of honour being Councillor G
eoff Taylor, Speaker for H

ackney.

The developm
ent has been designed to m

eet a variety of identified housing needs in the local

area, providing:

•
 O

ne four-bedroom
 house

•
 O

ne three-bedroom
 house w

ith a lift, adapted for w
heelchair access

•
 Four one-bedroom

 flats

The hom
es have all been let at affordable rents to tenants nom

inated by our partner, the

London B
orough of H

ackney.
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North London Muslim Housing Association

Muslim Housing Needs
In 

2003 
N

LM
H

A
 

com
m

issioned 
a 

study 
into 

the 
housing 

needs 
and 

aspirations 
of 

M
uslim

com
m

unities in the London boroughs of Kensington and Chelsea. The project w
as carried out by

M
urad A

ssociates w
ith funding from

 the H
ousing Corporation, the R

oyal Borough of Kensington and

Chelsea and the N
otting H

ill H
ousing Trust. The researchers set out to look at the housing needs of a

faith-based m
inority com

m
unity, focusing on religion rather than ethnicity or race.  The study area w

as

chosen because of the unusually w
ide range of ethnic backgrounds w

ithin the M
uslim

 com
m

unity,

w
hereas those in Bradford and M

anchester are largely com
posed of South East A

sians. A
 total of 127

people w
ere selected for interview

, of w
hom

 nearly three-quarters w
ere M

oroccan and the rem
ainder

Bangladeshi and Som
ali. The findings of the research have now

 been analysed and published in a

report, w
hich w

as launched in M
arch 2004. 

SSoomm
ee  ooff  tthhee  kkeeyy  ppooiinnttss  aarree  ssuumm

mm
aarriisseedd  bbeellooww

..

HH
oouussiinngg::

over half of those interview
ed said they w

ere living in overcrow
ded conditions and about

40%
 expressed serious or m

oderate dissatisfaction w
ith their accom

m
odation.  A

bout 90%
 w

ere

renting from
 the council or a housing association, and tw

o-thirds had not considered buying a

property, m
ainly because their religion prevents them

 from
 taking out an interest-based loan.  A

 large

num
ber experienced difficulties w

ith a m
ajor faith-based requirem

ent such as w
udu (ritual w

ashing),

privacy of children and hijab (m
ale/fem

ale privacy).

FFaaiitthh::
50%

 said their religious life w
as affected by their housing situation.  Around 75%

 said they needed

to visit a m
osque every day, and the m

ost im
portant factors in the choice of accom

m
odation included

distance from
 the m

osque and Islam
ic schools/m

adrasah, as w
ell as rent and num

ber of bedroom
s.

NN
eeiigghhbboouurrhhoooodd::

Gangs of youths, drugs, vandalism
 and lack of policing w

ere the m
ost serious

problem
s.  D

ogs in buildings and on estates w
ere also unw

elcom
e from

 a M
uslim

 cultural view
point.

W
hen asked about tenants and residents associations, m

any of those interview
ed did not know

 they

existed, or chose not to join because they w
ere unaw

are of the benefits or felt there w
ould be

language and cultural barriers to getting involved.
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North London Muslim Housing Association

Muslim Housing Needs
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TThhee  rreeppoorrtt  mm
aaddee  eeiigghhtt  ccoonncclluussiioonnss  aanndd  rreeccoomm

mm
eennddaattiioonnss::

•
 Local authorities and housing associations should consider faith and culture-based m

onitoring in

addition to ethnic m
onitoring

•
 M

uslim
 clients should be re-housed in larger accom

m
odation w

here possible.

•
Partnership forum

s need to be proactive and creative in involving M
uslim

 com
m

unities.

•
The London H

ousing Forum
 needs an interface to incorporate the view

s of the BM
E and faith-based

housing associations.

•
 H

ousing providers should seek guidance from
 experts in faith issues w

hen developing their

strategies and services.

•
 H

ousing associations and councils should ensure proportionate representation of M
uslim

s in

their w
orkforces.

•
 Provisions such as w

ashing hoses in toilets need to be considered in the design of accom
m

odation.

•
 Housing associations should adopt a holistic and innovative approach to tackle social exclusion.  The

Housing Corporation and other agencies m
ust w

ork in a joined-up w
ay to develop suitable strategies for

sustainable com
m

unities.

"I felt so intimidated by the male maintenance officer who came to check the water leak in my flat.  I would
much prefer it if they sent a female officer next time."

- 30-year-old female participant in focus group.

"I am a single disabled mother with a seven-year-old.  The Al Hasaniya Centre is a lifeline for me as I feel so
depressed and isolated."

- female participant in focus group.

"Queuing for the bathroom leads to a lot of tension and fights in our home, between brothers and parents." 
- focus group participant.
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North London Muslim Housing Association

Managing Homes
CCoolllleeccttiinngg  RReennttss
Our Housing Services departm

ent is devoting m
uch tim

e and effort to increasing the am
ount of rent collected

and reducing the level of arrears. The overall result is that the am
ount of rent collected has increased for the

fourth year in succession to an im
pressive 98.33%

 - w
ell above last year’s figure of 91.76%

RReenntt  AA
rrrreeaarrss

W
here people have a problem

 paying their rent, H
ousing Services staff w

ork hard to help by

providing support and advice on claim
ing housing benefit. Last year they concentrated on

m
onitoring rent accounts, as w

ell as investigating and chasing housing benefit claim
s on behalf of

tenants.  There w
as also considerable em

phasis on arranging m
eetings w

ith local authorities and

other service providers.  Average arrears for the year w
ere 10%

 of the total rent ow
ed.

CCoomm
ppllaaiinnttss

W
e w

elcom
e com

plaints as they help us to identify shortcom
ings in our service and to start m

aking

im
provem

ents. Last year w
e received a m

inim
um

 num
ber of com

plaints w
hich w

ere dealt w
ith

successfully by the housing services team
 in line w

ith the associations policy and procedure.

EEmm
ppttyy  HH

oomm
eess

W
e w

ork to ensure that vacant hom
es are re-let as quickly as possible, helping to m

eet people’s housing

needs and to m
axim

ise our rental incom
e.  Thanks to the efforts of Housing Services, w

e have had just

20 em
pty hom

es during the last year.  On average, these w
ere turned around and re-let in 3.1 w

eeks.

NN
eeww

  HHoomm
eess

The association has built 25 new
 hom

es during the year.

LLeettttiinnggss
The Association com

pleted 47 lettings over the last year in three London boroughs.  These included m
utual

exchanges and transfers from
 other NLM

HA properties, as w
ell as external nom

inations and referrals:
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North London Muslim Housing Association

Maintaining Homes

13

Emergency

Urgent

Routine
866 73

392

39%   Plumbing
552211

12%   General 
116622

20%   Electrical 
226677

3%   Drainage
4411

1.6%  Decoration
2211

10%   Carpentry
113377

0.4%  Brickwork 
66

1.2%  Locks 
1177

3%  Tiles 
3388

0.9%  Lifts 
1122

4.7%  Pest Control 
6633

3.4%  Glazing
4466
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CCoomm
pplleettiinngg  RReeppaaiirrss

D
uring the year w

e received 1,331 requests for repairs from
 our residents.  These fell into the

follow
ing categories:

Em
ergency

73

U
rgent

866

R
outine

392

M
ore than 90%

 of these jobs w
ere com

pleted w
ithin the target tim

escales – a figure that com
pares

favourably w
ith other local housing associations and w

ith the average for London as a w
hole.

CChheecckkiinngg  QQuuaalliittyy

The Association carries out regular inspections of com
pleted repairs to ensure that the w

orkm
anship m

eets our high

quality standards.  Our target is to carry out post inspection surveys on 10%
 of jobs and pre-inspection surveys on

another 10%
. During 2003/04 w

e com
pleted 105 post inspections (8%

) and 142 pre inspections (10.5%
). 

Our gas m
antainence engineers attended 361 calls during this year.
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North London Muslim Housing Association

Financial
AA

cchhiieevveemm
eennttss

During this year 2003/2004 N
LM

HA launched a research paper on ‘ Understanding the Housing N
eeds and

Aspirations of the M
uslim

 Com
m

unities”. The research w
as funded by the Housing Corporation, Royall

Borough of Kensington and Chelsea and N
ottinghill Housing Trust.

N
LM

HA has operated w
ithin its budget but w

ithout com
prom

ising the quality of services. M
aintainence

program
m

e has been designed to attain decent hom
e standard before 2010. W

e are continuously

exam
ining cost drivers to reduce costs and trying to identify potential cost reduction m

echanism
s.

AA
sssseett  BBaassee

The book  value of housing stock at cost increased from
 £39.542m

 to £43.580m
 due to acquisition

of 22 units during the year. Total num
ber of housing properties stands at 499 on 31 M

arch 2004. The

association achieved an annual surplus of £334k. The association has now
 £2.62m

 free reserves and

£1.11m
 set aside to fund future repairs. To keep the borrow

ing at the m
inim

um
 m

axim
um

 am
ount of

cash w
as utilised.  
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TTuurrnnoovveerr  BBrreeaakkddooww
nn  

YYEE  3311//0033//0044
YYEE  11//0033//0033

%
%

Service cost and others
3

.89
3.43

Property D
epreciation

3
.89

3.74

N
on-social H

ousing costs
1

.30
3.06

M
anagem

ent Costs
16

.67
15.14

R
outine m

aintainence Costs
18

.32
19.70

Planned M
aintainence Costs

4
.73

3.81

N
et Finance Costs

36
.54

37.89

Surplus before D
esignation

14
.66

13.26

Total
100

.00
100.00



BBaallaannccee  SShheeeett
22000044    ((££’’000000))

22000033  ((££’’000000))

TTaannggiibbllee  FFiixxeedd  AA
sssseettss

Tangible assets
43,743

39,705

Less: Social H
ousing Grant and D

epreciation
(29,153)

(26,252)

NN
eett  FFiixxeedd  AA

sssseettss
14,590

13,453 

CCuurrrreenntt  AA
sssseettss

D
ebtors

147
126

Cash at Bank
594

503

TToottaall    CCuurrrreenntt  AA
sssseettss

741
629

LLeessss::  CCrreeddiittoorrss

A
m

ount falling due w
ithin One Year

(605)
(571)

NN
eett  CCuurrrreenntt  AA

sssseettss
136

58

TToottaall  AA
sssseettss  lleessss  CCuurrrreenntt  LLiiaabbiilliittiieess

14,726
13,511

FFiinnaanncceedd  bbyy

Long Term
 Creditors

10,990
10,109

R
evenue R

eserves
2,618

2,284

D
esignated R

eserves
1,118

1,118

LLooaannss  aanndd  RReesseerrvveess
14,726

13,511

IInnccoomm
ee  aanndd  EExxppeennddiittuurree  AA

ccccoouunntt
Turnover 

2,275
2,178

Operating Costs
(1,110)

(1,090)

Operating Surplus
1,165

1,088

Interest R
eceivable

11
24

Interest Payable
(842)

(830)

Surplus for the Year before D
esignation

334
282

Transfer (to) from
 D

esignated R
epairs

-
(80)

Surplus For The Year
334

202

R
etained Surplus Brought Forw

ard
2,284

2,082

R
etained Surplus Carried Forw

ard
2,618

2,284

North London Muslim Housing Association

Financial Summary for the year ending 31st March 2004
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North London Muslim Housing Association

Our Team
The board m

em
bers and staff of N

orth London M
uslim

 H
ousing A

ssociation w
ork together w

ith

tenants and com
m

unity representatives, united in their aim
s and dedication.

TThhee  BBooaarrdd
M

em
bers of the board are all volunteers w

ho give their tim
e and expertise freely, enabling the

A
ssociation to benefit from

 a w
ide range of skills and experience.

They are:

A
shraf H

akim
Chair

A
m

an D
aivi OBE

Vice Chair

Salim
 Patel

Vice Chair

N
afisa Patel

Secretary

Eusoof A
m

erat
Treasurer

N
asser Patel

Cllr Shuja Shaikh

Cllor D
aw

ood Ebrahim
 A

khoon

H
elen R

outledge

Sim
on Cartw

right

A
ntonia W

atson

M
unaf Zina
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