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WELLINGBOROUGH HOMES LIMITED 

 

Chairman’s Statement 

 

This has been an exciting year for Wellingborough Homes, one that has seen us reach a number of key milestones, 
including our fifth Birthday and deliver some major achievements, including the majority of our key transfer promises. 
 
All but a few of our tenants’ homes now meet the decent homes standard and we are on course to complete a number 
of major refurbishments within the next 18 months to address those that don’t. 
 
The results of our recent tenant satisfaction (STAR) survey has shown tenant’s overall satisfaction with our service 
performance has increased from 82% to 87% over the last three years. 
 
Our tenants face a number of challenges brought by the economic recession, public spending cuts and changes in the 
welfare system. We have reorganised our service delivery teams to ensure that we can maximise the level of support and 
assistance to our tenants and invested in the FISH (Free Impartial Support and Help) Shop, where multi-agency 
services offer advice on budgeting, debt management and benefit entitlement. 

 

This year also saw us build our 100th new home and by the end of March 2013 this number had increased to 126 since 
our set up in 2007. Whilst this exceeds our original target of 50 homes in our first five years it sadly only scratches the 
surface in meeting housing demand.  
 
Investing in new homes is not though our only priority. Continuing to invest in our existing homes and 
neighbourhoods is essential if we are to continue to have a product that satisfies current and future need. We have 
therefore continued to complete a number of environmental improvement projects, including a flat enveloping 
programme, to improve the external and internal appearance of our estates and communal areas. 
 
To be a successful business it is essential that we have great staff that can work in an environment of sound governance 
and financial security. It was extremely satisfying therefore that Wellingborough Homes was recognised by the Sunday 
Times and achieved a listing in the Top 100 not-for-profit companies to work for. We also achieved an upgrade in our 
Viability and Governance rating from our regulator, the Homes and Communities Agency, and now have V1 and G1 
grades, the highest grades achievable. 
 
Tenants are at the heart of everything do. We have an enthusiastic and committed group of tenants who work with us 
through the Tenant Advisory Panel, other service panels and groups to ensure that we continue to improve services by 
having tenants views at the forefront of our decision-making process. We have provided many training and learning 
opportunities for our tenants, with “IT for the Terrified” being one of the most popular. 

 

Moving forward we face a number of challenges, the continuing impact of welfare reform, further cuts in public 
spending and grant for new homes and potential changes to the way we are regulated. We will continue to rise to these 
challenges by being innovative, agile and flexible and continue to work with like minded partners to ensure we enhance 
the well-being of our customers and the neighbourhoods where they live. 
 
Finally, I wish to thank all my fellow Board members and the members of staff for their continued hard work and 
support over the last year. We face challenges ahead but look forward with confidence and enthusiasm. 

 
 

Tim Davy 
Chairman 
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WELLINGBOROUGH HOMES LIMITED 

 

REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review 

 

The operating and financial review has been prepared to comply with the Accounting Standard Board’s Reporting 
Standard on preparing Operating and Financial Reviews. 
 

About Wellingborough Homes Limited 

 

Wellingborough Homes Limited (the Association) is a community-based association, created in 2007, when council 
tenants in and around Wellingborough voted to transfer their homes to a new independent organisation. 
 

What we do 

 

The principal activities of the Association include the provision of affordable housing and support services for people 
in housing need.  Further, the Association provides services to shared ownership and leasehold customers and plays an 
active part in community development in the areas where it operates. 
 
With around 4,500 homes, the Association is the largest and most influential local landlord owning more than eighty 
per cent of the social housing stock within Wellingborough and the nineteen surrounding villages.   
 
Our vision ‘to create better places to live through quality, well maintained homes and improved services’ 
remains our primary driver. 
 
And we will achieve this by being  “A growing and well governed business which cares about its customers, has a 
commitment to the community and is full of talented and motivated people” 
 

How we do it 

 
Our style of work and the values our team members express everyday are key to our success.  Anyone who works for 
us must be: 
 

 Professional – delivering a quality service in the best possible manner 

 Confident – in achieving excellent results, with training and development from us to support individual growth 

 Enthusiastic – committed to our business and our customers 

 Caring – treating people with respect and recognising others’ needs 

 Communicative – enjoying working with and listening to a diverse range of people in ways that suit them 

 Ready to embrace change – open to new ideas and enjoying challenges 

 

Working with others 

 
We believe that we will have a greater impact on improving the communities in which we operate by working with 
others.  Partnerships with councils, other housing associations, community groups, contractors, The HCA, Barclays 
bank, local voluntary agencies, and of course our tenants, are the key to making a big difference. 
 
We are committed to helping the Borough Council of Wellingborough meet its housing strategy priorities and 
contributing to the successful delivery and management of new homes in an area of significant demand. 
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WELLINGBOROUGH HOMES LIMITED 

 

REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 

What we achieved during 2012/13 

 

Over the last twelve months we have built on our previous achievements and improved services whilst introducing new 
ones. We have listed below some of our key achievements during the year: 
 

 Spent much energy preparing our staff and tenants for the introduction of new legislation reforming the 
Welfare Benefit System, with the aim of mitigating its effect upon our business 
 

 Completed 97% of the ‘Decent Homes’ programme on time and well within budget 

 Completed our flagship supported living scheme at Knights Court, our first project funded through the HCA 
as a result of our membership of the Quantum Consortium 
 

 Procured a new Repairs & Voids service by entering into a partnership contract with G Purchase Ltd  

 Undertaken a greater amount of community work with younger people and the diverse community of the 
Borough and established the Wellingborough Homes Youth Group with 14 young people aged 13 to 18. 
 

 Developed and started to implement a Garage Strategy, encompassing the potential for new housing 
developments 
 

 Held our first Community Involvement Day resulting in 70 people attending and attracting five new Tenant 
Action Panel members and 20 new members for tenant focus groups 
 

 Completed a stock condition survey to inform our current Business Plan 

 Introduced a new competency framework for staff 

 Introduced component accounting 

 

Key Performance Indicators (KPIs) 

 

Our performance against KPIs and the key results of tenant satisfaction surveys for 31 March 2013 and previous years 
are also shown for comparison in the table below: 
 

KPI 
Performance 

2010/11 
Performance 

2011/12 
Performance 

2012/13 
Target 
2012/13 

Percentage of rental income collected 99.74% 99.26% 99.86% 100% 

Arrears as a percentage of rent roll 2.49% 2.63% 2.94% <3% 

Percentage of rent loss due to voids 1.28% 1% 0.84% 1% 

Percentage of all stock empty 2.31% 1.93% 1.24% 2% 

Average relet  time for all properties 27.3 days 32.6 days 28.6 days <30 days 

Emergency repairs completed on time 92.47% 96.23% 94.11% 97% 

Routine repairs completed on time 89.22% 93.1% 91.46% 97% 

Homes meeting the Decent Homes Standard 82% 97.5% 96.9% 100% 

Properties with a valid gas certificate 100% 100% 99.95% 100% 

Customer Services calls answered within SLA 93.54% 91.4% 90.76% 90% 

Tenant satisfaction with overall service 
provided by the association STAR 

83% 83% 87% 85% 
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WELLINGBOROUGH HOMES LIMITED 

 

REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 

Managing Risk 

 
The Board reviews the Strategic Risk Register every six months and the risks are assessed in terms of their impact and 
probability together with a record of actions taken or controls in place to mitigate the risks. The Risk Register is then 
used to inform other work, for example our Internal Audit Plan. Some of the key risks in our current Register are 
shown in the table that follows. 
 

Risk Theme Examples of controls and actions 

Assets (1) 

Completion of a number of major 

capital projects and new build 

development projects in line with 

business plan assumptions 

 Project monitoring in place through internal Development 

Strategy Group Scheme  cash flows 

 Use of external specialist consultants 

 Referencing checks on partner contractors 

Assets (2) 

Introduction of a new repairs services 

 Core group meetings with agreed risk plan 

 ICT system testing including new pricing system 

 Tenant involvement in selection process 

Funding 

Availability of future funding and the 

potential risk of re-pricing 

 Loan covenant monitoring reported to Board each quarter 

 Regular discussions with lenders 

 Monitoring of other financial options 

Income 

Welfare Reform changes leading to a 

loss of income through increased 

arrears and bad debt and to increased 

costs through the need for extra 

tenancy support and benefit advice 

services and increased income 

collection and tenancy failure costs. 

 Welfare reform Action Plan in place and reported to Board 

covering such matters as resources, communication, 

partnership working, changes to internal procedures 

 Provision of advice and support through third party 

agencies 

 Increased provision in Business Plan for bad debts 

People Resources 

Recruitment and retention quality staff 

 Remuneration and Pension Strategies in place 

 Employee engagement programmes 

 Employee training and development programmes 

Governance (1) 

Diversification into new business 

activities 

 Board approval required for all new activities 

 Ring-fenced budgets for new activities 

 Legal advice taken on appropriate structures and tax, charity 

implications 
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WELLINGBOROUGH HOMES LIMITED 

 

REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 

Risk Theme Examples of controls and actions 

Governance (2) 

Health & Safety 

 Health & Safety Policy and statements covering for example fire 

safety, gas safety, asbestos, lone working etc. 

 Health & Safety Leadership Team supported by staff group 

 Health & Safety Training 

Governance (3) 

Business Continuity 

 Business Continuity Plan  

 Business Continuity Testing 

 Secure off-site data storage 

 
 

Value For Money (VFM) 

 
The Association has a responsibility to demonstrate that we are delivering good Value For Money to our tenants and 
other stakeholders and, to this end we have developed a Value For Money strategy. We are also in the process of 
introducing a balanced scorecard approach to measuring the outcomes we achieve and the indicators we used to 
demonstrate their delivery. 
 
During the year we completed a self-assessment against the Regulator’s VFM standard and concluded that we had good 
evidence of compliance practices but limited evidence of outcomes delivered. Compliance practices include for example 
a clear set of Financial Regulations with supporting levels of authority to make financial commitments and to authorise 
payments, robust budget setting processes, contract procurement procedures, process reviews, customer feedback 
policies and benchmarking activities. In our tenant satisfaction survey (STAR) 81% of our tenants felt that 
Wellingborough Homes offered Value for money on their rent; a 6% increase from 2009. 
 
Some examples of recent VFM activity include: 
 

 Making use of the Housemark benchmarking system to compare our costs and performance with other 

housing associations 

 A tenants’ scrutiny review of our repairs service leading to the procurement, using an OJEU compliant process, 

of a new contractor G Purchase Ltd to improve the quality of service without increasing costs to the 

Association 

 The introduction of a “thin client” computer hardware solution which not only increases the efficiency but also 

saves energy 

 Redesigned delivery of a number of training opportunities for tenants and staff with anticipated savings and 

outcome improvements 

 A redesign of our of arrears processes to ensure they are as effective as possible in preparation for welfare 

reform 

 A new complaints procedure which has been shaped with the help of our tenants feedback panel 

 Investing in a new performance management system, to be rolled out in 2013, to support our balanced 

scorecard and to improve business intelligence to help us make better informed business decisions  

 Negotiated a new fixed element for our loans which has lowered our overall cost of borrowing 

 Partnering with others to deliver services more effectively, for example our work with the Community Law 

Service who provide independent debt and benefits advice thereby enabling our tenants to better sustain their 

tenancies 
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WELLINGBOROUGH HOMES LIMITED 

 

REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 

 Seeking alternative sources of funding, for example we have raised some funding through the Lottery, 

Community Safety Funding and the Developing Local Communities Fund 

 Completion of a stock condition survey to enable us to plan and maintain our properties in the most cost 

efficient manner. This review has allowed us to reduce future assumed expenditure by £20m across a 30 year 

period. We have planned a rolling programme of surveys within our stock covering 20% of homes each year. 

This will enable us to target more efficiently future improvement expenditure. 

 

Planned Investment 

 
Investing in our assets remains a primary objective for us having invested extensively in our housing stock since 
transfer. During 2012/13 alone we invested £20m in new and existing properties. Information on our planned 
investment over the next 30 years is shown in the table below: 
 

Type of Work Years 1-5  Years 6-30 Years 1-30 

 Total £’000 Total £’000  Total £’000 

    

Repairs & Voids 13,500 67,500 81,000 

Cyclical and Gas servicing 6,260 31,300 37,560 

External Property Works 1,454 16,663 18,117 

Roofs 1,750 10,411 12,161 

Environmental Improvements  2,718 5,947 8,665 

Remodelling Diana House & Sylvanus 
House 5,000 - 5,000 

Aids and Adaptations 1,800 9,000 10,800 

Fees 1,000 - 1,000 

Enveloping (External Refurbishment of Blocks 
of Flats) 6,310 - 6,310 

Planned Internal Component Replacements 9,049 85,569 94,618 

Total 48,841 226,390 275,231 

 
*Fees for years 6-30 are included in main works costs 

These works have been costed and included in our long term Business Plan.  
 
 

 

 

 

 

 

 

 

 

 



9 

 

WELLINGBOROUGH HOMES LIMITED 

 

REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 

Wellingborough Homes Board and Committee Structure 

 
The Rules of the Association allow for the appointment of Board members as follows: 
 

 Four tenant members 

 Four council nominated members 

 Four Independents 

As at 31 March 2013, the Association had 10 Board members with two vacancies.  The members who served within 
the year are listed in the table below: 
 

Name Joined Board Committee 
Membership 

Left Board 

Eileen Higgins (Vice Chair) 28 February 2007 Audit, Remuneration  

David Dean 23 May 2008 Audit  

Bhupendra Patel 25 January 2008 Remuneration  

George Blackwell 25 January 2008   

Jennifer Mitchell  28 November 2008 Audit 19 July 2012 

John Welch 24 January 2013   

Tim Davy (Chair) 6 November 2009 Audit, Remuneration  

Yvette Morgan 19 February 2010 Audit  

Mary Reeves 19 May 2011 Remuneration  

Daphne Simmons 19 May 2011 Audit  

Richard Coles 15 September 2011 Remuneration  

 
Independent members of the Board hold one fully paid £1 share that is cancelled on cessation of membership.  Tenant 
Board members may maintain their shareholding after they leave the Board. The Borough Council of Wellingborough 
holds a corporate share and nomination rights for four places on the Board.  During the year 1 April 2012 to 31 March 
2013, one share was issued and one share was cancelled. In April 2013 the committee structure was reviewed and the 
Remuneration Committee was dissolved and it’s work passed to the Board and a new Policy Committee.  
 

Financial Review 

 

Income 
 
During the year the turnover of the Association was £20,196k, excluding interest and surplus on the sale of assets.  The 
largest proportion of this income was from rents totalling £18,448k. Additional income includes a refund of VAT from 
our improvement programme works as part of our VAT shelter arrangement. 
 
Expenditure 
 
Total revenue expenditure for the year was £13,022k.  These costs included management expenses, repairs and routine 
maintenance. 
 
 
 
 

WELLINGBOROUGH HOMES LIMITED 
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REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 
Balance Sheet 
 
As at 31 March 2013, the Association’s stock was valued, using an Existing Use Valuation, at £104,829k (this includes 
housing under construction and depreciation charges).  During the year the Association invested £4,661k on 
improvements to tenants’ homes. The Association also purchased and developed £7,859k of new stock. 
 
The Association participates in three pension schemes administered by two bodies; Local Government Pension scheme 
(LGPS) managed by Northamptonshire County Council and the Social Housing Pension Scheme (SHPS).  SHPS is a 
multi-member scheme and the assets and liabilities of the scheme cannot be readily divided amongst the members. 
 
Following a revaluation of the LGPS scheme as at 31 March 2010, the Association’s Pension Reserves position has a 
surplus of £1,075k. 
 
At the year end the Association had a net current asset position of £4,292k.  Total assets less current liabilities were 
£109,177k. 
 

Cash Flows 
 
As at 31 March 2013, the Association had cash and short-term deposits of £5,099k.  Borrowings at 31 March 2013 
were £27,000k.  During the year the Association had drawn an additional £3,000k together with its operating surplus 
for the year to meet the cost of acquisition and investment in its stock (£12,520). The Association has facilities and 
security in place to borrow a further £25,000k and an overdraft facility of £1,000k.  The Board does not consider that 
there are any seasonal effects on the borrowing requirements.  The main factor influencing the amount and timing of 
borrowings is the pace of the improvements and development programme and this does have a significant impact 
according to the timing of works and interim payments to contractors. 
 
Capital Structure and Treasury Policy 
 
The Association’s funding requirements are assessed annually based on an updated thirty year Business Plan.  The main 
element of the Association’s long-term funding is a 35 year loan facility (commencing from 10 December 2007) of 
£57,000k from Barclays Bank.  As at 31 March 2013, £27,000k of this facility had been drawn. £20,000k was drawn at 
long-term fixed interest rates and £7,000k at variable rate. 
 
The Business Plan assumes that borrowings will reach peak debt of approximately £52,000k in 2014.  This loan will be 
used to fund the investment programme in tenants’ homes, to improve the neighbourhood environment and to support 
development activity. 
 
Policies are in place to manage interest rate risk through a mixture of fixed and variable rate loans.  This policy is 
regularly reviewed to take account of changes within the market place. 
 
Each quarter the Board receives a Treasury Management update which details the debt, cash and interest received and 
paid.  Investments and the performance of investments are also detailed.  The Association has adopted a risk adverse 
strategy to both loans and investments. 
 

Political and Charitable Donations 
 
The Association made no charitable or political donations during the period. 
 
 
 
 
 
 
 
 
 

 

WELLINGBOROUGH HOMES LIMITED 
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REPORT OF THE BOARD OF MANAGEMENT– Incorporating the Operating and Financial 

Review cont’d 

 

Employee Policies 

 

The Association recognises that our staff are key to delivering a first class service to tenants. 
 
The Association has established learning and development programmes for all staff to ensure that employees can 
develop to their full potential and assist in the delivery of our key objectives. 
 
The Association has a health and safety policy the delivery of which is overseen by a health and safety leadership team, 
chaired by the Chief Executive, which is supported by a health and safety staff group. 
 
The Association recognises the Unison Trade Union and engages in local collective bargaining with them. 
 
The Association is committed to Equality and Diversity and to ensuring that no employee, tenant or user of our 
services, receives less favourable treatment on the grounds of gender, race, age, disability, gender identity, religion or 
belief, and sexual orientation. 
 

Disclosure of Information of Auditors 

 
The Board Members who held office at the date of approval of this Board report, confirm that so far as they are each 
aware, there is no relevant audit information of which the Association’s auditors are unaware; and each Board member 
has taken all the steps that ought to have been taken as a Board member to make themselves aware of any relevant 
audit information, and to establish that the Association’s auditors are aware of that information. 
 

Auditors 

 
A resolution to re-appoint Beever and Struthers as the Association’s Auditors will be proposed at the Annual General 
Meeting. 
 

Statement on Internal Control 

 

The Board has responsibility for ensuring that a system of internal control is maintained and reviewed. 
 
Scope of Assurance 
 
The Board recognises that no system of internal control can provide absolute assurance or eliminate all risks.  The 
system of controls has been designed to manage risk and to provide reasonable assurance that the key business 
objectives and expected outcomes will be achieved.  It also exists to give reasonable assurance about the preparation 
and reliability of financial and operational information and the safeguarding of the Association’s assets and interests. 
 

Roles and Responsibilities 
 
The Board has established a hierarchy of responsibility.  The Board has overall responsibility for the system of internal 
control and management of risk, including the effectiveness of internal control.  The examination of internal control 
has been delegated to the Audit Committee.  The Association’s Managers are responsible for implementing the policies 
on risk and control.  They are responsible for the design, operation and monitoring of these controls and risk 
management.  All employees have some responsibility for internal control, in that all are accountable for achieving 
objectives and should also understand the risk implications of the activities they perform. 
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WELLINGBOROUGH HOMES LIMITED 

 

INCOME AND EXPENDITURE ACCOUNT  

FOR THE YEAR ENDED 31 MARCH 2013 

 
 
 

 
Notes  

2013 
£’000  

2012 
£’000 

      
Turnover 2  20,196     19,258 

 

Operating costs 2  

     

(13,022)  (13,983) 

      

Operating surplus   7,174  5,275 

      

Surplus on sale of housing properties 3          440       438 

Interest receivable and similar income 4            102  154 

Interest payable and similar charges 5       (1,005)        (747) 

      

Surplus on ordinary activities for the year   6,711    5,120 

      

 
 

All amounts relate to continuing activities. 
 
 
The notes on pages 18 to 38 form part of these financial statements. 
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WELLINGBOROUGH HOMES LIMITED 

 

STATEMENT OF TOTAL RECOGNISED SURPLUSES AND DEFICITS  

FOR THE YEAR ENDED 31 MARCH 2013 

 
 

 

Notes  

 
2013 

£’000  
2012 

£’000 

      
Surplus for the year   6,711      5,120 

Actuarial gain/(loss) 18  15  (234) 

Unrealised surplus on revaluation 16  41,255      1,198 

Total recognised surplus for the year   47,981     6,084 

      

 
 

 

RECONCILIATION OF MOVEMENTS IN FUNDS 

FOR THE YEAR ENDED 31 MARCH 2013 

 
 
  

2013 
  

2012 
 £’000  £’000 

    
Surplus for the year 6,711 

    
       5,120      

Other recognised gains and losses relating to the year 41,270          964 
    
Net additions to funds 47,981       6,084 
    
    
Opening funds  34,190     28,106 
    

Closing total funds 82,171    34,190 

    

 

 

The notes on pages 18 to 38 form part of these financial statements. 
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WELLINGBOROUGH HOMES LIMITED 

 

CASH FLOW STATEMENT 

FOR THE YEAR ENDED 31 MARCH 2013 

  

 

Notes  

 
2013 

£’000  
2012 

£’000 

      
Net cash flow from operating activities   9,152  7,356 
      
Returns on investments and servicing of finance 19  (982)  (712) 
      
Capital      
Acquisition and investment in housing properties 9  (12,520)   (15,627) 
Shared ownership properties 1st Tranche   (109)    (229) 
Social Housing and other Public Grant Received 9  539  1,519 
Purchase of other fixed assets 9  (30)  (111) 
Receipts from property sales 3  822  869 
Payment to the Borough Council of Wellingborough 12  (323)  (344) 
Cost of Sale   (9)  (10) 
      

Net cash outflow before use of liquid resources and    (3,460)  (7,289) 
Financing      
      
Management of liquid resources      
      
Financing 19  3,000  10,000 
      

(Decrease)/increase in cash 19  (460)  2,711 
      
Reconciliation of operating surpluses to net cash 
inflow from operating activities      
      
Operating surplus   7,174  5,275 
Depreciation charges and Charges to Provision   2,275  2,056 
Shared ownership sales costs   363   
Change in debtors 10  40  (28) 
Change in creditors 12  (697)  11 
Charges to pension fund liability 18  (3)  42 
      

Net cash inflow from operating activities   9,152  7,356 

      
Reconciliation of net cash flow to movement in net 
debt      
      
(Decrease)/increase in cash in the year 11  (460)  2,711 
Change in loans 13  (3,000)  (10,000) 

      
Change in net debt 19  (3,460)  (7,289) 
      
Net debt at start   (18,441)  (11,152) 
      

Net debt at end 
  (21,901)  (18,441) 

      

 
The notes on pages 18 to 38 form part of these financial statements. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS  

FOR THE YEAR ENDED 31 MARCH 2013 

 

1. PRINCIPAL ACCOUNTING POLICIES 

 

Wellingborough Homes Ltd is incorporated under the Industrial & Provident Societies Act 1965 and is 
registered with Homes & Communities Agency as a Registered Provider of social housing. 

 

 Basis of accounting 
 
 The financial statements have been prepared in accordance with applicable United Kingdom Accounting 

Standards and Statements of Recommended Practice of the United Kingdom.  The accounts comply with the 
Industrial and Provident Societies Acts 1965 to 2002, the Housing and Regeneration Act 2008, the Accounting 
Direction for Registered Providers of Social Housing 2012 and the Statement of Recommended Practice: 
accounting by Registered Social Housing Providers Update 2010 published by the National Housing 
Federation.  The accounts are prepared on the historical cost basis of accounting as modified by the 
revaluation of properties held for letting. 

 
 Turnover 
 
 Turnover represents rental income receivable, grants from local authorities and the Homes & Communities 

Agency, income from the  first tranche sale of shared ownership and other properties developed for outright 
sale and other income. 

 
 Fixed Assets and Depreciation 
 

Housing Properties are stated at their Existing Use Value – Social Housing (EUV-SH). Other tangible fixed 
assets are stated at cost, less accumulated depreciation and capital grants. Housing properties under 
construction are stated at cost and are not depreciated.  These are reclassified as housing properties on practical 
completion of construction. 

 
Where a housing property comprises two or more major components with substantially different useful 
economic lives each component is accounted for separately and depreciated over its individual useful economic 
life.  Expenditure relating to subsequent replacement or renewal of components is capitalised as incurred. 

 
The Association depreciates freehold housing properties by component on a straight-line basis over the 
estimated useful economic lives of the component categories. 

 
   Useful economic lives for identified components are as follows: 
 

 Years 
Adaptations 10 
Bathrooms 30 
Boilers 15 
Electrical Wiring 30 
Enveloping 50 
Communal Equipment   5 
Heating – System 30 
Kitchen 20 
Lifts 25 
Property 75 
Roofs 60 
Windows and Doors 20 

 

Freehold land is not depreciated. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS  

FOR THE YEAR ENDED 31 MARCH 2013 

 

1. PRINCIPAL ACCOUNTING POLICIES (CONTINUED) 

 
Depreciation is charged on other tangible fixed assets on a straight-line basis over the expected economic 
useful lives which are as follows: 

 

 Years 
  
IT Equipment 3 
Other Equipment 5 
  

 
  Housing properties 
 

Donated land is included in cost at its valuation on donation, with the donation treated as a capital grant. In the 
case of section 106 land the valuation takes into account all planning  conditions  imposed by the Local 
Authority and its value in use to the Association.  

 
When housing properties are to be transferred to another Association, the net costs, after Social Housing 
Grant (SHG), are dealt with in current assets. 

 
   Shared ownership properties 
 

The costs of shared ownership properties are split between current and fixed assets on the basis of the first 
tranche portion. The first tranche portion is accounted for as a current asset and the sale proceeds shown in 
turnover. The remaining element of the shared ownership property is accounted for as a fixed asset and 
subsequent sales treated as sales of fixed assets.      

 
  Social Housing and Other Grants 
 

Where developments have been financed wholly or partly by social housing and other grants, the cost of those 
developments has been reduced by the amount of the grant received. 

 
When SHG in respect of housing properties in the course of construction exceeds the total cost to date of 
those housing properties, the excess is shown as a current liability.  

  
SHG received for items of cost written off in the Income and Expenditure Account is matched against those 
costs as part of turnover. 

 
SHG can be recycled by the Association under certain conditions, if a property is sold, or if another relevant 
event takes place.  In these cases, the SHG can be used for projects approved by the Homes and Communities 
Agency.  However, SHG may have to be repaid if certain conditions are not met. 

 
In certain circumstances, SHG may be repayable, and, in that event, is a subordinated unsecured repayable 
debt. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS  

FOR THE YEAR ENDED 31 MARCH 2013 

 

1. PRINCIPAL ACCOUNTING POLICIES (CONTINUED) 

 
  Capitalisation of interest and administration costs 
 

Interest on loans financing development is capitalised up to the date of the completion of the scheme and only 
when development activity is in progress.  
 
Administration costs relating to development activities are capitalised only to the extent that they are 
incremental to the development process and directly attributable to bringing the property into its intended use. 

 
  Retirement benefits 
 

The cost of providing retirement pensions and related benefits is charged to management expenses over the 
periods benefiting from the employees’ services.  The disclosures in the accounts follow the requirements of 
FRS 17. 
 

 Impairment 
 

Reviews for impairment of housing properties are carried out on an annual basis and any impairment in an 
income generating unit is recognised by a charge to the income and expenditure account.  Impairment is 
recognised where the carrying value of an income generating unit exceeds the higher of its net realisable value 
or its value in use.  An income generating unit could be a single property, but it is normally a group of 
properties whose income and expenditure can be separately identified.  Impairment reviews are carried out on 
assets whose useful economic lives are expected to exceed 50 years in accordance with Financial Reporting 
Standard 11. 

  
 Designated Reserves 
 
 The Association designates those reserves which have been set aside for uses which prevent them, in the 

judgement of the Board, from being regarded as part of the free reserves of the Association. The Association 
has no designated reserves as at 31 March 2013. 

 
 Restricted Reserves 
 
 The Association has no restricted reserves as at 31 March 2013. 
  

Revaluation Reserve 
 

 The difference between the valuation of housing properties and the historical cost of carrying value is credited 
to the revaluation reserve. 

 
 Provisions 
 
 The Association only provides for contractual liabilities. 
  

Value Added Tax 
 
 The Association is registered for VAT.  A large portion of its income including rental income is exempt for 

VAT purposes, giving rise to a partial exemption calculation. Expenditure with recoverable VAT is shown net 
of VAT and expenditure with irrecoverable VAT is shown inclusive of VAT. VAT on refurbishment works 
included in the development works agreement with the Borough Council of Wellingborough is fully 
recoverable. Expenditure on these works is shown inclusive of VAT. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS  

FOR THE YEAR ENDED 31 MARCH 2013 

 

1. PRINCIPAL ACCOUNTING POLICIES (CONTINUED) 

 
 Taxation 
 
 The Association has obtained Charitable Status with HMRC and is thus not liable for Corporation Tax on its 

charitable activities. 

  Service charges 

 
The Association operates variable service charges on a scheme by scheme basis in full consultation with 
residents.  Where variable service charges are used the charges will include an allowance for the surplus or 
deficit from prior years, with the surplus being returned to residents by a reduced charge and a deficit being 
recovered by a higher charge.   

 
Where periodic expenditure is required a provision may be built up over the years collected through service 
charges, in consultation with the residents.  Until these costs are incurred this liability is held in the balance 
sheet within long term creditors.  

 

 Support Income and Costs Including Supporting People Income and Costs 
  

Support charges included in the rent are included in the income and expenditure from social housing lettings 
note 2 and matched against the relevant costs.  

 
 Loan Finance Issue Costs 
 

These are written off evenly over the life of the related loan.  Loans are stated in the Balance Sheet at the 
amount of the net proceeds after issue, plus increases to account for any subsequent amounts written off.  
Where loans are redeemed during the year, any redemption penalty and any connected loan finance issue costs 
are recognised in the income and expenditure account in the year in which the redemption took place. 

 
 Bad and Doubtful Debts 
 
 Provision is made against rent arrears of current and former tenants debts to the extent that they are 

considered potentially irrecoverable. 
 
 Leased Assets 
 
 Rentals payable under operating leases are charged to the income and expenditure account on a straight line 

basis over the lease term. 
 

Property Managed by Agents 
 

Where the Association carries the majority of the financial risk on property managed by agents, all the income 
and expenditure arising from the property is included in the Income and Expenditure Account.   

 
Where the agency carries the majority of the financial risk, the Income and Expenditure Account includes only 
that income and expenditure which relates solely to the Association. 

 
   In both cases, the assets and associated liabilities are included in the Association’s balance sheet. 

   Loan interest costs 

             The full costs of deferred interest rate and indexation loans are shown in the Income and Expenditure  
             Account.  
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

2. INCOME AND EXPENDITURE FROM SOCIAL HOUSING LETTINGS 

 General 
Housing 

£’000 

Supported 
Housing 

£’000 

Shared 
Ownership 

£’000 

Total Social 
Housing 

£’000 

Garages 
 

£’000 

Other Inc 
and Exp 

£000 

 
2013 

£’000 

 
2012 

£’000 

INCOME         
Rents 17,044 842 152 18,038 410 - 18,448 17,187 
Service charges 45 29 1 75 - - 75 66 
Charges for support services - 245 - 245 - - 245 219 
Shared Ownership 1st Tranche Sales - - 384 384 - - 384 - 

Net Rents receivable 17,089 1,116 537 18,742 410 - 19,152 17,472 
         
VAT Shelter Income - - - - - 971 971 1,660 
Other sundry income 18 - - 18 - 55 73 126 

TOTAL INCOME 17,107 1,116 537 18,760 410 1,026 20,196 19,258 
         
EXPENDITURE         
Services 494 227 - 721 - - 721 635 
Management 3,540 300 13 3,853 71 - 3,924 4,027 
Support - 279 - 279 - - 279 261 
Routine maintenance 1,839 99 1 1,939 65 - 2,004 2,588 
Planned maintenance 867 31 - 898 - - 898 1,041 
Major repairs expenditure 1,490 - - 1,490 - - 1,490 1,985 
Charges to bad debt provision 194 - - 194 - - 194 145 
Depreciation of Housing Properties 1,914 300 - 2,214 - - 2,214 1,987 
Lease payments on managed stock 209 - - 209 15 - 224 235 
VAT shelter and other payments - - - - - 696 696 1,079 
Shared Ownership Cost of Sales - - 378 378 - - 378  

TOTAL EXPENDITURE FROM 
LETTINGS 

10,547 1,236 392 12,175 151 696 13,022 13,983 

OPERATING SURPLUS ON 
LETTINGS ACTIVITIES 

6,560 (120) 145 6,585 259 330 7,174 5,275 

Void Losses 153 11 - 164 211 - 375 393 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

3. SURPLUS ON SALE OF HOUSING PROPERTIES     

 Units 
Sold 

2013 
£’000 

Units 
Sold 

2012  
£’000 

      
Net receipt in accordance with right to buy (RTB) and shared 
ownership sales agreement with the Borough Council of 
Wellingborough (BCW) 

    

 
           Houses 

 
15 

 
 736         

 
13 

 
720 

 Flats - - 2 57 
 Shared Ownership 100% completions 2        86            2 92 

  17  822         17                869  
     
 Less cost of sales  (112)      (108) 
 Clawback Payable to BCW  (270)  (323) 

             Net surplus on RTB properties 
          

440 
           

438 

 
 

    

4. INTEREST RECIEVABLE     

  2013 
£’000 

 2012 
£’000 

     
 Interest  23  35 

Expected return on assets 
Interest costs of assets 

 259 
(180) 

 
 

308 
(189) 

Total 
        

   102 
         

154 

     

5. INTEREST PAYABLE AND SIMILAR CHARGES     

  2013 
£’000 

 2012 
£’000 

     
 On loans  1,005  747 
 Loan issue costs  24  24 
 Grant receivable towards loan issue costs          (24)    (24)        

 Total 
  

1,005 
  

747 

     

6. SURPLUS FOR THE YEAR     

  2013 
£’000 

 2012 
£’000 

 Is stated after charging:     
Auditors remuneration (excluding VAT) in their capacity as 
auditors 

                   17  15 

 Other Services             3  4  

 Operating lease payments  240  243 
 Increase in bad debt provision  175  55 
             Depreciation Charge  2,285  2,056 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

7.       DIRECTORS’ EMOLUMENTS     

  2013 
£’000 

 2012 
£’000 

     
 The aggregate emoluments paid to or receivable by Executive 
 Directors and former Directors 

 
404 

  
386 

     

 The emoluments paid to the highest paid Director excluding  
 pension contributions 

  
114 

  
109 

 

             The number of full time equivalent staff whose remuneration fell 
           within bands of: 
 
            £60,000 - £69,999 
            £70,000 - £79,999 
            £80,000 - £89,999 
            £90,000 - £99,999 
            £100,000-£109,999 
 

  
Number 
 

 
0.9 
1 
1 

  0  
  1 

 

  
Number 
 
 

0.9 
1 
1 
1 
0 
 
 

 The Chief Executive is an ordinary member of the pension scheme.  The Chief Executive’s pension is a 
defined benefit scheme funded by annual contributions by the employer and employee.  No enhanced or 
special terms apply.  There are no additional pension arrangements.  A contribution by the Association of 
£10,103 (2012 £9,883) was paid in addition to the personal contributions of the Chief Executive. 

 
 Directors are defined as the members of the Board, the Chief Executive and any other person who is a 

member of the Executive Management Team or its equivalent. No Board members received any 
emoluments in the year. Expenses reimbursed to Board members during the year were £4.6k (£2.1k 2012). 

 

 

8.        EMPLOYEE INFORMATION     

  2013 
Number 

 2012 
Number 

     
The average weekly number of Full Time Equivalent  persons             
employed during  the year was: 

    

     
 Office staff   80  75 
 Support staff, caretakers and cleaners  18  19 

  98  94 

      
      

            Staff costs (for the above persons)  2013 
£’000 

 2012 
£’000 

     
 Wages and salaries  2,674  2,842 
 Social Security costs  239  247 
 Other pension costs  193  274 
  3,106  3,363 
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WELLINGBOROUGH HOMES LIMITED 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013   

 9.      TANGIBLE FIXED ASSETS 

 

  
 Property 

Completed 

 Property 
Under 

Construction 
Shared 

Ownership 
 Furniture  & 
Equipment 

Total 
Housing 

Office 
Equipment 

Total                 
2013 

  £’000 £'000 £'000 £’000 £’000 £’000 £’000 

              

Cost / Valuation             

At the start of the year 49,443 3,476 2,621 9 55,549 265 55,814 

Addition to Housing Property  5,699 1,667 328 165 7,859 30 7,889 

Investment in Housing Property 4,661 - - - 4,661 - 4,661 

Disposal (107) - (132) - (239) - (239) 

Transfers to Completed Housing  3,472 (3,472) - - - - - 

Revaluation 38,780 - 319   39,099 - 39,099 

At end of the year 101,948 1,671 3,136 174 106,929 295 107,224 

Depreciation             

At the start of the year - - - (8) (8) (162) (170) 

Charge for  year (2,158) - - (34) (2,192) (77) (2,269) 

Revaluation                 2,158           - - -           2,158 -          2,158 

At end of the year                         - - - (42) (42) (239) (281) 

Social Housing Grant             

At the start of the year (1,154) - (306) - (1,460) - (1,460) 

Addition (539) - - - (539) - (539) 

Disposal - - - -                 0 -                0 

At end of the year (1,693) - (306) - (1,999) - (1,999) 

Other Capital Grants             

At the start of the year (59) - - - (59) - (59) 

Addition - - - -                 0 -                 0 

Disposal - - - -                 0 -                 0 

At end of the year (59) - - - (59) - (59) 

Net Book Value at 31 March 2013 100,196 1,671 2,830 132 104,829 56 104,885 

Net Book Value at 31 March 2012 48,230 3,476 2,315 1 54,022 103 54,125 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

 

9 (I)    TANGIBLE FIXED ASSETS (CONTINUED)     

     

The Association’s housing properties have been valued by professional valuer Savills.  The full valuation of the 
properties was undertaken in accordance with the Royal Institution of Chartered Surveyors valuation standards 
effective 1 January 2008 as recommended in Statement of Recommended Practice.  
 
Completed housing properties were revalued at Existing Use Value for Social Housing on 31 March 2013.  In 
valuing the housing properties, discounted cash flow methodology was adopted and key assumptions included: 

     

  2013  2012 

     
 Discount Rate  5.75%  6.50% 
     
 Level of annual rent increase RPI+ 0.5% RPI+ 0.50% 
      
     

             
             Housing properties comprise 

 2013 
£’000 

 2012 
£’000 

     
 Freeholds  104,829  54,022 
     
     
  104,829  54,022 

     
     
 If the housing properties had not been revalued they would have been shown in the balance sheet at the 
 following amounts: 
     
     

  2013 
£’000 

 2012 
£’000 

     
 Cost of properties         63,822  51,704 
 Depreciation charge              
             Grants 

        (6,953) 
       (2,058) 

 (4,795)       
(1,840) 

     
         54,811  45,069 

     
     
     

Expenditure on acquisition of new properties, housing 
properties under construction & works to existing 
properties 

 
2013 
£000 

 
2012 

£’000 

                  
 Amounts capitalised        12,357  15,627 
 Amounts charged to revenue          1,490  1,985 

     
        13,847  17,612 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 
 

10.      DEBTORS     

   2013 
£’000 

 2012 
£’000 

     
 Rent Arrears           975            806 
             Less: provision for bad debts  (608)       (433) 

            367            373 
     
 Prepayments and accrued income           628              662 

                  
                        995           1,035        

      
     

 

11.     CASH AT BANK AND SHORT TERM DEPOSITS 

 2013 
£’000 

 2012 
£’000 

     

             Cash at bank          5,099        5,559 

      
  5,099    5,559 

     
     

12.     CREDITORS 

            Amounts falling due within one year: 

 2013 
£’000 

 2012 
£’000 

     

      

            Rents in advance              279              240 
            Trade creditors  88  148 

            Taxation and social security payable   118  90 

            Accruals and deferred income  2,231  2,935 

   2,716  3,413 

 Right to Buy Clawback due to BCW  270  323 

   
2,986  3,736 

 

13.      CREDITORS 

    

             Amounts falling due after more than one year  2013 
£’000 

 2012 
£’000 

     
Between two and five years  4,000  2,266 

             After five years       23,000       21,734 
 Less: loan issue costs  (586)   (610) 
 Grant received in relation to the loan issue costs  586         610 

      
  27,000  24,000 

 
             Scheme equipment replacement creditor 

  

           6  0 
 

 

    

 

         0 

     

These loans are secured by specific charges on the Association’s housing properties.  £20m of these loans are fixed at long 
term at rates between 4.50% and 4.99% (plus margins) and Mandatory Liquid Assets costs. The remainder £7m is at a 
variable rate.  The loan is part of a wider loan facility of £57m from Barclays Bank PLC. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 
 

14.     PENSION ASSETS      

  2013 
£’000 

 2012 
£’000 

     
 Pension fund at the start of the year  978  1,135 
 Pension fund Increase / (Decrease)   97  (157) 

 At end of the year  1,075  978 

     

15.     NON-EQUITY SHARE CAPITAL     

              
             Allotted issued and fully paid 

 2013 
£ 

 2012 
£ 

      

 At start of the year  10  10 
 Issued during the year  1  3 
 Surrendered/cancelled during the year  (1)  (3) 

 At end of the year  10  10 

 

16.     RESERVES     

 Revaluation 
Reserve 
£’000 

Pension 
Reserve 

£’000 

Revenue 
Reserve 
£’000 

Total 
2013 

£’000 

     
At start of the year 8,631 978 24,581 34,190 
Transfer for the year - 82 (82) 0 
Surplus for the year - - 6,711 6,711 
Revaluation in year 41,255 - - 41,255 
Pension Actuarial Gain - 

 
15 - 15 

At end of the year 49,886 1,075 31,210 82,171 

 
 
 
Although under its rules the Association does not trade for profit, its financial affairs are planned so that each year 
income exceeds expenditure.  The annual surplus is vital to enable the Association to meet its commitments to 
providers of private finance, continue to raise further private finance and have reserves to provide for unexpected 
situations. 

 
The Board regularly reviews the Association’s finances to determine the minimum amount of reserves required for 
day-to-day management and to provide for the future.  Any amounts over and above this minimum are invested in 
the provision of social housing.  The majority of the Association’s reserves are not normally cash backed. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

 

17. CAPITAL COMMITMENTS     

  2013 
£’000 

 2012 
£’000 

     
 Capital expenditure that has been contracted for but not provided for 
 in the financial statements 

 
Nil 

  
Nil 

    
 Capital expenditure that has been authorised by the Board of the 
 Association but has not yet been contracted for 

 
21,872 

  
18,065 

     
 The Association expects these commitments to be financed with: 

Committed loans facilities and rental income 
 

21,872 
  

18,065 

     
 The Association received the transfer of 4,548 properties from the Borough Council of Wellingborough on 10 

December 2007.  As part of the transfer, the Council has made a commitment to the Association to have the 
properties refurbished and modernised and brought into a good state of repair.  Immediately prior to transfer, the 
Council contracted with the Association to carry out the refurbishment works on its behalf.  The Council’s 
obligation to carry out the works is in effect matched by the Association’s obligations to bring the properties into a 
good state of repair.  As a specific right to offset exists, a net basis has been adopted in respect of these obligations 
and neither the assets nor liabilities have been recognised.   

 

 

18. PENSION OBLIGATIONS 

 

The Association participates in three different Pension Schemes. The LGPS membership is provided for all staff 
members who transferred from the Borough Council of Wellingborough at the time of the transfer under TUPE 
regulations. The Association does not offer this scheme to any new employees. 

 
All new employees of the Association were originally offered a defined benefits pension scheme with the Pension 
Trusts Social Housing Pension Scheme. This is a defined benefit salary scheme based on one sixtieth of career 
average revalued earnings (CARE). The Association closed this option to all new employees from 1st April 2011. 
All new employees and existing employees (those that did not join the pension scheme) now have access to join 
the Social Housing Pension Scheme on a defined contributions basis. From 1st February 2013 the Association re-
opened the one sixtieth CARE scheme to all employees as part of a wider resourcing, retention and succession 
planning initiative. 

 
 LGPS 
 
 The Association participates in the Northamptonshire County Council pension fund which is administered by 

Northamptonshire County Council.  This is a defined benefit final salary scheme and applies to members of this 
scheme at the time of transfer. Triennial actuarial valuations are performed by a qualified actuary using the 
projected unit method.  The most recent valuation of the fund was carried out on 31 March 2010. The results of 
the valuation were issued in November 2010. Overall the result shows that the value of the fund exceeded the 
liability of the fund by £1,203K. This has resulted in the contribution rate that the Association pays remaining the 
same for the next two years. Total contributions paid for the year by the Association were £115k. 
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WELLINGBOROUGH HOMES LIMITED 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

1. PE18.  PENSION OBLIGATIONS (CONTINUED) 

2.  

Below listed are the details of the valuation for the LGPS as per FRS17 as reported by Hymans Robertson  
LLP. 

 

   Assumptions 
   The major assumptions used by the Actuary in assessing the scheme liabilities on an FRS 17 basis were: 

 

    

   31 March  
2013 

% per annum 

 31 March  
2012 

% per annum 

 Rates of increase in salaries      5.1  4.8 

   Rate of increase in pensions in payment      2.8  2.5 
   Discount Rate      4.5  4.8 

   Expected return on assets      5.2  5.5 

  
  Fair Value and Expected return on assets 
  The fair value of the assets of Wellingborough Homes and the expected rates of return were: 
 

 Fair Value 
31 March 2013 

£’000 

Expected 
Return 

31 March 2013 
% 

Fair Value 
31 March 2012 

£’000 

Expected 
Return 

31 March2012 
% 

   Equities 3,959 5.8 3,308 6.2 
   Property bonds 271 3.9 280 4.4 
   Bonds 1,193 3.5 978 3.5 
   Cash/Liquidity 0 3.0 93 3.5 

 5,423  4,659  

    
Mortality 

   Life expectancy is based on the PFA92 and PMA92 year of birth tables with medium cohort improvements, for 
non pensioners and pensioners.  Based on these assumptions, the average future life expectancies at age 65 are 
summarised below: 

 

       Males      Females 
 Current Pensioners  21.4 years                23.3 years 
 Future Pensioners  23.4 years                25.5 years 

 

 31 March 2013 31 March 2012 

 £’000 £’000 

        Fair Value of the above assets relating to the trust 5,423 4,659 

        Value placed on liabilities relating to the trust (4,348) (3,681) 

        Net pension (liability) / Asset 1,075 978 

   

        Current service cost (195) (240) 

        Contributions 198 198 

        Total Operating charge 3 (42) 

   

        Expected return on pension scheme assets 259 308 

        Interest on pension scheme liabilities (180) (189) 

        Total Financing charge               79 119 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

  18.   PENSION OBLIGATIONS (CONTINUED)      

  2013 
£’000 

2012 
£’000 

2011         
£’000 

2010 
£’000 

2009 
£’000 

       
 Analysis of amounts recognised in statement  
            of total  recognised surpluses and deficit (STRSD) 

15 (234) (2,168) (882) 26 

       

Total amount recognised in statement of  
total recognised surpluses and deficits: 

15 (234) (2,168) (882) 26 

      
 Movement of funds during the year      
      
 Trust share scheme liabilities at beginning of year 978 1,135 (1,329)         (424) (405) 
 Movement in year:      
 Current service cost (195) (240) (278)         (196) (257) 
 Curtailment loss - - -               - - 
 Contributions           198 198 207           211 216 
 Net Interest/Returns on assets             79 119 (13)          (38) (4) 

LGPS Past service gains               - -          380               - - 
 Actuarial (loss)/Gain 15 (234) 2,168         (882) 26 

      
 Trust share scheme asset / (liabilities) 1,075 978    1,135      (1,329) (424) 

 

The Pension Trust Social Housing Pension Scheme (SHPS) 
The Association participates in the Social Housing Pension Scheme (SHPS). The Scheme is funded and is contracted-
out of the state pension scheme. 
 
SHPS is a multi-employer defined benefit scheme. Employer participation in the Scheme is subject to adherence with 
the employer responsibilities and obligations as set out in the “SHPS House Policies and Rules Employer Guide”. 
 
The Scheme operated a single benefit structure, final salary with a 1/60th accrual rate until 31 March 2007. From April 
2007 three defined benefit structures have been available, namely: 
a) Final salary with a 1/60th accrual rate. 
b) Final salary with a 1/70th accrual rate. 
c) Career average revalued earnings (CARE) with a 1/60th accrual rate. 
 
From April 2010 a further two defined benefit structures have been available, namely: 
a) Final salary with a 1/80th accrual rate 
b) Career average revalued earnings (CARE) with a 1/80th accrual rate 
 
A defined contribution benefit structure was made available from 1 October 2010.   
 
An employer can elect to operate different benefit structures for their active members and their new entrants. An 
employer can only operate one open defined benefit structure at any one time.  An open benefit structure is one 
which new entrants are able to join. 
 
The Association has operated the career average revalued earnings i.e. final salary with a 1/60th accrual rate benefit 
structure for active members as at 31 March 2013. The Association closed this option to all new employees from 1st 
April 2011. All new employees and existing employees (those that did not join the pension scheme) have an option to 
join the Social Housing Pension Scheme on a defined contributions basis. From 1st February 2013 the Association 
reopened the one sixtieth CARE scheme to all employees as part of a wider resourcing, retention and succession 
planning initiative. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

18.    PENSION OBLIGATIONS (CONTINUED) 

The Trustee commissions an actuarial valuation of the Scheme every 3 years. The main purpose of the valuation is to 
determine the financial position of the Scheme in order to determine the level of future contributions required, in 
respect of each benefit structure, so that the Scheme can meet its pension obligations as they fall due. From April 
2007 the split of the total contribution rate between member and employer is set at individual employer level, subject 
to the employer paying no less than 50% of the total contribution rate.  From 1 April 2010 the requirement for 
employers to pay at least 50% of the total contribution rate no longer applies. 
 
The actuarial valuation assesses whether the Scheme’s assets at the valuation date are likely to be sufficient to pay the 
pension benefits accrued by members as at the valuation date. Asset values are calculated by reference to market 
levels.  Accrued pension benefits are valued by discounting expected future benefit payments using a discount rate 
calculated by reference to the expected future investment returns. 

 
During the accounting year the Association paid contributions at the rate of 7% to 10% and member contributions 
varied between 3% and 6.4% 

 
As at the balance sheet date there were 39 active members of the Scheme employed by the Association. The annual 
pensionable payroll in respect of these members was £1,103k. The Association continues to offer membership of the 
Scheme to its employees. 

 
It is not possible in the normal course of events to identify on a reasonable and consistent basis the share of 
underlying assets and liabilities belonging to individual participating employers. The scheme is a multi employer 
scheme where the scheme assets are co-mingled for investment purposes, and benefits are paid from total scheme 
assets.  Accordingly, due to the nature of the Scheme, the accounting charge for the period under FRS17 represents 
the employer contribution payable. 

 
The latest formal valuation of the Scheme was performed as at 30 September 2011 by a professionally qualified 
Actuary using the Projected Unit Method. The market value of the Scheme’s assets at the valuation date was £2,062 
million. The valuation revealed a shortfall of assets compared with the value of liabilities of £1,035 million, equivalent 
to a past service funding level of 67.0%. 
 
The Scheme Actuary has prepared an Actuarial Report that provides an approximate update on the funding      
position of the Scheme as at 30 September 2012. Such a report is required by legislation for years in which a full 
actuarial valuation is not carried out. The market value of the Scheme’s assets at the date of the Actuarial Report was 
£2,327 million. The Actuarial Report revealed a shortfall of assets compared with the value of liabilities of £1,241 
million, equivalent to a past service funding level of 65%. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

 

18.   PENSION OBLIGATIONS (CONTINUED)     

     

 The financial assumptions underlying the valuation as at  30 September 2011 were as follows:  

     

  % pa   

 Valuation Discount Rates     

  Pre retirement  7.0   

  Non Pensioner Post retirement  4.2   

  Pensioner Post retirement  4.2   

     

 Pensionable earning growth 2.5 per annum for 3 years, then 4.4  

     

 Price inflation  2.9   

     

 Pension Increases     

  Pre 88 GMP  0.0   

  Post 88 GMP  2.0   

  Excess over GMP  2.4   

     

     

 Expenses for death in service insurance, administration and PPF levy are included in the contribution rate 
  
 The valuation was carried out using the following demographic assumptions 
  
 Mortality pre retirement – 41% SAPS S1 Male/Female All Pensioners (amounts), Year of Birth, CMI_2009 

projections with long term improvement rates of 1.5% p.a for Males and 1.25%p.a for Females.  
  
 Mortality post retirement – 97% SAPS S1 Male/Female All Pensioners (amounts), Year of Birth, CMI_2009 

projections with long term improvement rates of 1.5% p.a for Males and 1.25% p.a for females. 
  
 The long-term joint contribution rates required from April 2013  from employers and members to meet the cost 

of future benefit accrual were assessed at: 
  

  
Benefit structure 

Long-term joint contribution rate 
(% of pensionable salaries) 

 Final salary with a 1/60th accrual rate 19.4 

 Final salary with a 1/70th accrual rate 16.9 

 Career average revalued earnings (CARE) with 1/60th 
accrual rate 

18.1 

 Final Salary with a 1/80th accrual rate 14.8 

 Career average revalued earnings (CARE) with a 1/80th 
accrual rate 

14.0 

 Career average revalued earnings (CARE) with 1/120th 
accrual rate 

9.7 

   
 If an actuarial valuation reveals a shortfall of assets compared to liabilities the Trustee must prepare a recovery 

plan setting out the steps to be taken to make up the shortfall. 
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18. PENSION OBLIGATIONS (CONTINUED) 

 

    

 Following consideration of the results of the actuarial valuation, it was agreed that the shortfall of £1,035 million 
would be dealt with by the payment of deficit contributions as shown in the table below. 
 

From 1 April 2013 to 30 September 2020 A cash amount(*) equivalent to 7.5% of Members’ 
Earnings per annum (payable monthly and 
increasing by 4.7% per annum each 1 April)  

From 1 October 2020 to 30 September 2023 A cash amount(*) equivalent to 3.1% of Members’ 
Earnings per annum (payable monthly and 
increasing by 4.7% per annum each 1 April) 

From 1 April 2013 to 30 September 2026 £30,640,000 per annum (payable monthly and 
increasing by 3% per annum each 1 April; first 
increase on 1 April 2014) 

 
(*) The contributions of 7.5% will be expressed in nominal pound terms (for each Employer), increasing each year in  
line with the Earnings growth assumption used in the 30 September 2008 valuation (i.e. 4.7% per annum). The 
contributions of 3.1% will be calculated by proportioning the nominal pound payment at the time of the change. 
Earnings at 30 September 2008 (for each Employer) will be used as the reference point for calculating these 
contributions. 
 
These deficit contributions are in addition to the long-term joint contribution rates as set out above. 
 
The Scheme Actuary will provide an approximate update on the funding position of the Scheme as at 30 September 
2013. Such a report is required by legislation for years in which a full actuarial valuation is not carried out. The results 
of this approximate update will be available in Spring 2014 and will be included in next year’s Disclosure Note 
 
Employers that participate in the Scheme on a non-contributory basis pay a joint contribution rate (i.e. a combined 
employer and employee rate). 
 
Employers that have closed the defined benefit section of the scheme to new entrants are required to pay an 
additional employer contribution loading of 2.5% to reflect the higher costs of a closed arrangement. 
 
A small number of employers are required to contribute at a different rate to reflect the amortisation of a surplus or 
deficit on the transfer of assets and past service liabilities from another pension scheme into the SHPS. 
 
New employers that do not transfer any past service liabilities to the Scheme pay contributions at the on-going future 
service contribution rate. This rate is reviewed at each valuation and new employers joining the Scheme between 
valuations up until 1 April 2010 do not contribute towards the deficit until two valuations have been completed after 
their date of joining. New employers joining the Scheme after 1 April 2010 will be liable for past service deficit 
contributions from the valuation following joining. Contribution rates are changed on the 1 April that falls 18 months 
after the valuation date. 
 
. 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

18. PENSION OBLIGATIONS (CONTINUED) 

 

A copy of the Recovery Plan, setting out the level of deficit contributions payable and the period for which they will 
be payable, must be sent to The Pensions Regulator. The Regulator has the power under Part 3 of the Pensions Act 
2004 to issue scheme funding directions where it believes that the actuarial valuation assumptions and/or Recovery 
Plan are inappropriate. For example the Regulator could require that the Trustee strengthens the actuarial 
assumptions (which would increase the Scheme liabilities and hence impact on the Recovery Plan) or impose a 
schedule of contributions on the Scheme (which would effectively amend the terms of the Recovery Plan). A 
response regarding the 30 September 2011 valuation is awaited. 

As a result of pension scheme legislation there is a potential debt on the employer that could be levied by the 
Trustee of the Scheme. The debt is due in the event of the employer ceasing to participate in the Scheme or the 
Scheme winding up 

 

    

The debt for the Scheme as a whole is calculated by comparing the liabilities for the Scheme (calculated on a buy-out 
basis i.e. the cost of securing benefits by purchasing annuity policies from an insurer, plus an allowance for expenses) 
with the assets of the Scheme. If the liabilities exceed assets there is a buy-out debt. 

The leaving employer’s share of the buy-out debt is the proportion of the Scheme’s liability attributable to 
employment with the leaving employer compared to the total amount of the Scheme’s liabilities (relating to 
employment with all the currently participating employers). The leaving employer’s debt therefore includes a share of 
any ‘orphan’ liabilities in respect of previously participating employers. The amount of the debt therefore depends on 
many factors including total Scheme liabilities, Scheme investment performance, the liabilities in respect of current 
and former employees of the employer, financial conditions at the time of the cessation event and the insurance buy-
out market. The amounts of debt can therefore be volatile over time. 

 
The Association has been notified by The Pensions Trust of the estimated employer debt on withdrawal from the 
Social Housing Pension Scheme based on the financial position of the Scheme as at 30 September 2012.  As of this 
date the estimated employer debt for the Association was £1,998k. 
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19.     CASH FLOW STATEMENT NOTES     

     

  2013 
£’000 

 2012 
£’000 

     
 Returns on investments and servicing of finance     
 Interest Received 
             Interest Paid 
 

 23 
(1,005) 

 35 
(747) 

  (982)  (712) 

 Financing     
 Loans received  3,000  10,000 
 Loans repaid  - 

 
 - 

  3,000  10,000 

     
     
     

 At start 
£’000 

Cash flows 
£’000 

At end 
£’000 

    
 Analysis of net debt    
 Cash in hand, at bank 5,559 (460) 5,099 
 Debts due within 1 year - - - 
 Debts due after 1 year (24,000) (3,000) (27,000) 

    
 TOTAL            (18,441) (3,460) (21,901) 

    
 Reconciliation of cash movements    
 Money market investments - - - 
 Short term cash deposits 5,559 (460) 5,099 
    

 TOTAL 
5,559 (460) 5,099 
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WELLINGBOROUGH HOMES LIMITED 

 

NOTES TO THE FINANCIAL STATEMENTS 

FOR THE YEAR ENDED 31 MARCH 2013 

 

 

20.      OPERATING LEASES     

     

The Association holds properties and office equipment under non cancellable operating leases.  At the end of   
the year the Association had annual commitments under these leases as follows: 

     

  2013 
£’000 

 2012 
£’000 

     
 Land and buildings which expire:     
 Leases expiring within 1 year 
             Leases expiring after 5 years 

 16 
185 

 - 
201 

Others which expire:     
 Within one year  -  4 
 Expiring in the second to fifth year  48  38 
     

  249  243 

21.     TAXATION STATUS     

     

 The Association has charitable status and is thus exempt from Corporation Tax on its charitable activities. 
     

     

22.     UNITS     

     

  2013 
Number 

 2012 
Number 

 Social Housing 
 

    

 Units owned and managed  4,240  4,206 
 Units managed on behalf of others  7  7 
 Supported housing  279  261 
 Shared ownership accommodation  72  70 
     

  4,598  4,544 

     

 Non-Social Housing     
     

Units managed on behalf of others – Private Sector Leasing  32  34 
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23.      CONTINGENT LIABILITIES     

     

The Association had no contingent liabilities at 31 March 2013.   

     

24.      RELATED PARTY TRANSACTIONS     

  
 As at 31 March 2013, the Association had 2 tenant Board Members.  Each tenant member has a normal 

protected assured tenancy agreement and they were not able to use their position to obtain any advantage. 
 
There are 4 Councillors who are Board Members of the Association.  All the transactions with the Borough 
Council of Wellingborough and Northamptonshire County Council are made at arms length in normal 
commercial terms and they cannot use their position to their advantage. 
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WELLINGBOROUGH HOMES LIMITED 

 

BOARD MEMBERS, EXECUTIVE DIRECTORS, ADVISORS AND BANKERS 

 
 

Board Members during the year: Executive Directors: 
    
Chairman Tim Davy Chief Executive Dave Willis 
Vice Chairperson Eileen Higgins Finance & Performance Michael Heekin 
Other Board Members George Blackwell Operations Simon Favell 
 David Dean (retired May 2013) Organisational Development Debbie Reynolds 
 Mary Reeves   
 Jennifer Mitchell (retired July 2012)   
 Yvette Morgan   
 Bhupendra Patel   
 Daphne Simmons   
 Richard Coles 

John Welch 
  

    
   

 
 
 

Registered as a charitable industrial and provident society, Registration Number: 30097R 
 

Homes and Communities Agency Registration Number: L4509 

                                         
                                                                                                                                                              

Registered Office: 
Wellingborough Homes Ltd 
12 Sheep Street 
Wellingborough 
Northants 
NN8 1BL 
 

Auditors: 
Beever and Struthers 
St George’s House 
215-219 Chester Road 
Manchester 
M15 4JE 
 

Principal Solicitors: 
Trowers and Hamlins 
3 Bunhill Row 
London 
EC1Y 8YZ 
 

Principal Funders: 
Barclays Bank PLC 
Midlands Team 
PO Box 3333 
One Snowhill 
Snowhill Queensway 
Birmingham 
B3 2WN 
 

Bankers: 
Barclays Bank PLC 
Midlands Team 
PO Box 3333 
One Snowhill 
Snowhill Queensway 
Birmingham 
B3 2WN 
 

Corporate Finance Advisors: 
Sector 
17 Rochester Row 
Westminster 
London 
SW1 P1JB 

Valuers: 
Savills 
37-39 Perrymount Road 
Haywards Heath 
RH16 3BN 

  



40 

 

  
 
 
 

Wellingborough Homes Limited 
Registered Office 
12 Sheep Street 
Wellingborough 

Northamptonshire 
NN8 1BL 

 
www.wellingboroughhomes.org 

Telephone: 01933 234450 
Fax: 01933 234451 

 
  
   

http://www.wellingboroughhomes.org/

