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ADMINISTRATIVE DETAILS 

Registered Office 

123 Golden Lane 

London 

EC1Y 0RT 

The Charity was formed as a company limited by guarantee on 14 July 1998. 

Company No: 3597323  Charity No: 1071097 

Golden Lane Housing is a registered provider of social housing with the Regulator of Social 

Housing under the Housing and Regeneration Act 2008.  

Regulator for Social Housing Registration No: 4803 

Trustees (Directors) 

The Trustees of Golden Lane Housing Limited (GLH) are the charity’s trustees under charity law 

and the directors of the charitable company. 

The trustees serving during the year and since the year end were as follows: 

Neil Hadden 

Simon Beddow- Resigned on 22nd May 2019 

Louise Li- Resigned on 18th December 2019 

Stephen Jack 

Brendan Whitworth 

Charles Cleal 

Lorraine Ford 

Ralph Middlemore 

Christopher Barrett 

Philip Middlewood- Appointed 18th December 2019 

Anne Rowlands- Appointed 24th March 2020 

Nikki Bowker- Appointed 24th March 2020 

 
 

No trustee has any interest in the charity. 
 

Method of Election 
 
Trustees are appointed by Royal Mencap Society (Mencap) which is the sole member of the 
charity. One third retire by rotation each year. Trustees may appoint new trustees without a 
member vote, but those trustees must retire at the next Annual General Meeting.  Trustees 
normally serve for a maximum of eight years. 
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Company Secretary: Warren Bradley 
 

Executive Officers to whom day to day management of the Charity is delegated by 
the trustees: 
Chief Executive: John Verge 
Director of Finance: Marilyne Davis 
Director of Development: Abdul Latif 
Director of Housing: Rod Dugher 
Director of Operations: Melissa O’Donnell 
Director of Legal and Governance: Warren Bradley 
People Business Partner: Adele Currie 

 

External Auditors 
Crowe U.K. LLP 
St. Bride’s House 
10 Salisbury Square 
London 
EC4Y 8EH 
 

Internal Auditors 
Beever & Struthers 
St. George House 
215-219 Chester Road 
Manchester 
M15 4JE 

 

Bankers 

NatWest, 

11 Spring Gardens 

Manchester 

M2 1FB 

 

Solicitors 

Ison Harrison 

Duke House 

54 Wellington Street 

Leeds 

LS1 2EE 

 

Lenders  

Nationwide Building Society  Triodos Bank  Royal Bank of Scotland 
Nationwide House   Deanery Road  Natwest 
Pipers Way    Bristol   9th Floor 
Swindon    BS1 5AS  250 Bishopsgate 
SN38 1NW       London 
        EC2M 4AA 
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Corporate Framework 
 

Our Vision 

A world where everyone with a learning disability has opportunities to access good quality 

housing that meets their needs. 

Our Mission 

To help people with a learning disability find a quality home around which they can build their 

lives. 

Our Values 

Inclusive- We are inclusive. People with a learning disability are at the heart of everything 

we do. 

Trustworthy- We are trustworthy. Being open and honest in everything we do. 

Caring- We are caring. We treat everyone with respect and kindness. 

Challenging- We are challenging. Working for real change and innovation to support 

sustainable housing opportunities 

Positive- We are positive. Being optimistic for a better future and celebrate what we are 

proud of now.   

Strategic Aims 

Our Corporate Plan sets out the Strategic Aims as below; 

 Quality Services- Provide a high quality, caring and efficient housing service 

 Healthy Business- Maintain a viable business to provide security to our existing 

customers and support the growth of our activities 

 New Homes- Grow the number of people with a learning disability we help into 

quality housing 

Our Six Priorities  

1. Improving customer satisfaction through enhanced personalised services 

2. Improving customer engagement to help shape services 

3. Improving financial stability and focus on value for money 

4. Maintaining a high performing and engaged team 

5. Ambitiously and sustainably growing solutions for people with a learning disability 

6. Influencing national and local government strategies in housing and welfare for   

            People with a learning disability  
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CHAIR’S INTRODUCTION  
 
I am pleased to write this introduction to Golden Lane Housing’s Financial Statements for the 

year ended March 2020. The document sets out our statutory accounts together with a 

report on our performance against our strategic, operational and financial objectives during 

the first year of our 2019-2024 Corporate Plan. We also report our performance against the 

seven metrics set out in the Regulator of Social Housing’s Value for Money Standard and 

four of our own indicators. 

The publication of these Financial Statements marks 21 years since we housed our first 

tenant, and comes at a time of momentous challenge for the country, the housing sector, our 

tenants and our staff. 

The information contained in these statements demonstrate that Golden Lane Housing 

continues to deliver innovative services and much needed housing solutions for some of the 

most vulnerable members of our society and remains a financially strong and sustainable 

national specialist supported housing association. We completed 290 new tenancies during 

the year, and now manage over 2000 tenancies. We have also strengthened our 

governance arrangements during the year, appointing three new board members and 

establishing a New Business Committee to help us to appraise new opportunities for more 

housing. 

On behalf of the Board I want to thank the GLH staff for their hard work and dedication and 

express our appreciation for the many partners with whom we work so closely to achieve our 

mission, including support providers, local and health authorities, banks, bondholders and 

our tenants. 

  

CHIEF EXECUTIVE’S INTRODUCTION 
 

Our strategic report for 2019/20 provides an overview of the work Golden Lane Housing to 

support our three key strategic objectives.  We have made some real progress across all 

these areas, and we plan to continue to drive improvements in our customer experience and 

engagement over the next year.  

Our teams, partner care providers, and contractors have responded incredibly to the impact 

of Covid-19 - continuing to deliver emergency repairs, compliance checks, tenant support, 

and most importantly keeping our staff and tenants safe. This is a tribute to the skill and 

commitment of our staff, and I am truly grateful to them all.  Devastatingly, tenants and care 

staff have lost their lives to this terrible virus, and they are deeply in our thoughts. 

 

 

  



     
Report and Financial Statements- Year Ended 31st March 2020 

 

 

P a g e  | 7 

STRATEGIC REPORT OF THE BOARD 

Performance for the year against our three Strategic Aims 

Quality Services- Provide a high quality, caring and efficient housing service 

In 2019/20, GLH invested a total of £3.4 million in our properties. 

We delivered our planned maintenance programme of £610,466 including planned works in 

77 properties covering internal decorations, external decorations, kitchens, bathrooms, 

heating, doors and windows, roofing, electrical, and external works.  We also provided aids 

and adaptations in 37 properties and environmental works to 25 properties totalling £94,471. 

In 2019/20 we rebranded our in-house team as Resolve Solutions, they have continued to 

deliver a successful service to our properties nationally undertaking 2328 repairs with a first 

time fix rate of 94%.  This service achieved satisfaction ratings of 99% during the year and 

also generated savings for re-investment as well as quality improvements.  In 2019/20 we 

handled an average of 1,400 repair calls per month and 98.5% of these were answered 

within 7 seconds. The cost of this service amounted to £1,029,986 and is recharged across 

the expenditure heading where the work takes place. 

The reliance and spend on the national reactive service increased slightly this year with the 

decision to divert planned funds towards necessary fire safety compliance works. A total of 

£1,310,745 was spent on compliance to ensure that we met all of our compliance targets, 

including expenditure of £646,177 of the fire protection upgrades to 129 properties. 

Emergency repairs reduced slightly from 16% to 15.6% (of our total repair call outs) during 

the year and our programme of property health checks helped reduce maintenance calls. 

Our responsive repairs service dealt with 7,918 repairs, 97% of which were completed within 

the target time. The average duration to complete a repair reduced from 8 to 6 days. 

Satisfaction surveys were carried out by post, telephone and operative PDAs, and returns 

showed an increase in satisfaction rating for repairs from 97.5% to 99%. We also continued 

our national contract with British Gas for heating, electrical and plumbing repairs, and its 

performance continues to be very good with the average completion time on repairs coming 

in at 2 days, compared to a national average of 6 days. Total expenditure on responsive 

repairs was £1,033,911. 

The other areas of maintenance expenditure were works to void properties £245,800 and 

dilapidation costs of £117,426 in respect of leased property handbacks. 

We maintained a strong commitment to regular and positive engagement with GLH tenants. 

We appointed a new role of Tenant Engagement Officer, specifically to focus on developing 

our engagement strategy, widen the involvement in tenants and customers in the delivery of 

services, and provide meaningful feedback.  On the back of this, we have established two 

tenant panels and are working towards developing a Customer Services Committee in 2020 

with tenant representation.  

We also continued to communicate with tenants in a variety of formats including through 

focus groups, our annual report, and by publishing our tenant satisfaction outcomes.  



     
Report and Financial Statements- Year Ended 31st March 2020 

 

 

P a g e  | 8 

Increasingly we have used video blogs to broaden accessibility and share important 

messages.  We have carried out a Tenancy Review including a personal visit across all our 

services with our focus of ensuring tenant wellbeing.   

We continue to gain a greater understanding of the impact our safeguarding approach has 

had on the lives of our tenants. We have successfully co-delivered with Mencap colleagues, 

5 safeguarding training sessions aimed at all GLH staff, including our executive team, to help 

raise awareness of the approach we take and the processes we follow in helping to keep our 

tenants safe from abuse.  

During reporting period 1st April 2019 - 31st March 2020, 50 safeguarding alerts were raised to 

22 different local authorities across the country, of which 38% were on the basis of emotional 

abuse and 32% on the basis of self-neglect. Throughout our safeguarding approach the tenant 

remains at the heart of the process to seek the outcome they desire. 

We have had a positive year managing our income and debtors. With a stable and 

experienced team our performance is ahead of target with a further small reduction on the 

prior year, debtors stand at 4.05% at year-end (4.13% 2018/19).  

Managing voids and minimising our loss of income remains challenging. Our overall void 

rate of bed spaces has risen to 8.5% (from 6.7%) and has most recently being impacted by 

the current pandemic where new lettings have been limited to essential moves.  There has 

been a small increase in our void loss of 4.96% (from 4.9%). This reflects that void risks for 

newer services developed in partnership with support providers rest with them. As part of our 

response to focus on void performance we have established a new team of to oversee 

allocation and lettings and are currently undertaking a review of our processes and 

performance reporting. 

Our housing advice surgeries continue to provide detailed and expert advice in response to 

enquiries from people with a learning disability, their families and carers and other 

professionals and support wider Royal Mencap Society’s advice line. 

 

 

 

Healthy Business- Maintain a viable business to provide security to our existing 

customers and support the growth of our activities 

Our plan shows that, given the cost and availability of capital funding and the safeguarding 

income stream, we are in a position to continue to invest in new and existing property across 

the country over the next five years. In the next five years we will be investing £50 million in 

the purchase and development of adapted homes, and £48 million in the improvement and 

maintenance of our existing homes.  The financial plan has been stress tested under various 

scenarios, and under extreme scenarios our plan is still resilient, functions well and provides 

complete compliance with our loan covenants.   
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We continue to pursue a risk management approach that identifies, mitigates, monitors and 

reports risk throughout GLH.  We monitor our risk appetite against golden rules approved by 

the board of trustees and stress testing.  We continue to actively manage voids bed spaces 

to minimise void periods and reduce rent loss.  We proactively market voids to our local 

authority and provider partners and actively dispose of properties where there is no longer 

an identified need.  We have a specialised income team who support our customers to pay 

their rent and this has had a positive impact in reducing debtors over recent years. We will 

continue to explore options to raise further capital in due course to invest in acquiring homes 

which would enable us to have an even greater impact.  We are constantly reviewing other 

products that will assist us to house people with a learning disability. We will continue to set 

out in our Value for Money statement how we are reducing costs, increasing efficiency and 

adding value.  We will also review our performance in terms of governance and financial 

viability. Value for Money measures can be found later in this document to show our 

performance against targets and peer benchmarks.  

Golden Lane Housing finished the year with an increase in operating cash of £781,000 and 

an operating surplus of £2,376,000 demonstrating the strong financial management of the 

Housing Association by its officers. Operating cash is calculated by removing the following 

items from the overall surplus- Surplus on property disposal, Grants received and 

amortisation income, depreciation charges, then to deduct capital repayment on loans and 

capitalised maintenance. The total reserves at the year-end date were £35,543,000. The 

performance and position create a stable base from which we can continue to improve 

people's lives. 

During the financial year we repaid £1.4 million of contractual loan repayments and issued 

£4 million of retained bonds from the 2017 Retail Charity Bond facility to invest in new 

properties. 

GLH believe that our people are key to our financial and operational success and we continue 

to invest in their development to ensure a professional, committed and loyal staff team. GLH 

is committed to support employees’ continuous development of knowledge and skills. The 

ongoing training programme is aligned with the new 2019-2024 Corporate Plan and has a 

focus on management development, commercial acumen as well as resilience and wellbeing. 

Ongoing coaching for managers is a priority, enabling robust performance management and 

an ability to drive performance improvement to meet challenging objectives. Our engagement 

level is at 92% from Mencap's Big Listen staff survey (GLH employees are all Mencap 

employees seconded to GLH) and GLH are listed number 4 in the Sunday Times Top 100 Not 

for Profit Employers, retaining our 3 star accreditation.     
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New Homes- Grow the number of people with a learning disability we help into quality 

housing 

In 2019/20 we have continued to take a person centred approach, ensuring we are sourcing 

the right property for our tenants. Our aim has been to ensure the properties not only meets 

the current needs of our customers but take in to consideration any future needs that may 

arise.  We created 290 tenancies, a substantial increase from our business plan target of 

232.  Our growth was mainly due to a combination of our capital funding, our private sector 

leasing product, and leasing properties from support providers and local authorities, whom 

we class as our strategic partners.  

In 2019/2020 we had a £10,000,000 investment program and have created in the year 44 

tenancies. We will be creating an additional 31 tenancies in 2020/21 from properties 

purchased through the 2019/20 capital programme. This delay is due to purchasing 

properties late in the financial year and works are now being carried out to the properties 

ready for our tenants to move in.  

We also created 130 tenancies through leasing properties through support providers and 

local authorities. This is an increase of 36% from the previous year. We worked with NHS 

England and secured grants totalling £1,796,000 to house 8 individuals with complex and 

challenging behaviour. We saw an increase of 5% on tenancies created through our leases 

through the private sector. There was a total of 108 tenancies created though leases with the 

private sector and behind every one of those new tenancies there is a story of a new life for 

the person concerned and often for their family as well. We have strengthen our brand and 

as result of the great work we do, more support providers and local authorities want to work 

with us and we have become housing provider of choice for many of them. 

In July 2019, we established our New Business Committee. This has bought a number of 

benefits for us as an organisation and to our development activities. It is also allowing us to 

shape our thoughts for future developments, scrutinise scheme performances and explore 

new opportunities.  GLH has updated and agreed a new Development Strategy during 

2019/20 which is now in place to clearly structure our plans. 

Over the last 12 months GLH have taken an active role in campaigning for suitable housing 

for people with learning disabilities. GLH were co-founders of the Learning Disability Housing 

Network (LDHN). The group consists of 12 housing associations who provide housing and 

services for people with a learning disability and autism.  

The main aims of Learning Disability Housing Network (LDHN) are to: 

 Promote the housing needs and aspirations of people with a learning disability and/or 

autism. 

 Be a network of registered compliant housing associations who provide homes and 

housing services for people with learning disabilities or autism.  

 Identify and explore challenges and opportunities in the sector, creating a coherent 

limited membership collective group for change. 
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 Represent and promote a positive image of the sector and its customers, countering 

negative and inaccurate portrayal. 

 Collaborate with the National Housing Federation (NHF) to influence national housing 

policy. 

 Promote equality and diversity in the delivery of homes and housing services for 

people with a learning disability and/or autism. 

 

Our CEO is the current chair and has helped establish positive links with the Regulator of 

Social Housing, the Ministry of Housing, Communities and Local Government, and other 

membership groups.  

 

The impact of Covid-19 severely temporarily affected our development activities. Our 

approach through this crisis period is to follow government guidance, which is changing as 

the crisis moves through different phases. Our development activities will continue to 

progress and will be determined on what restrictions remain in place and the capacity of 

social services and support providers to move tenants into properties.   

 

 

Trustees wish to record thanks and appreciation to the staff team for their hard work in 

making a real difference to the lives of many people with a learning disability, their families 

and carers. 

 

This report was approved by the Board on 23rd June 2020 and is signed on its behalf by: 

 

 

 

Chair of Board       Chair of Risk and Audit Committee Company Secretary 

Neil Hadden  Stephen Jack    Warren Bradley 
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REPORT OF THE BOARD 

The trustees present their Annual Report for the year ended 31 March 2020 under the 

Companies Act 2006, including the Directors’ Report and the Strategic Report under the 2006 

Act, together with the audited financial statements for the year. 

 

Principal Activity 

Golden Lane Housing Limited aims to relieve persons in necessitous circumstances by the 

provision of housing and the main beneficiary of the charity's work are people with a learning 

disability, their families and their carers. 

The Trustees have complied with the duty in Section 4 of the Charities Act 2011 to have due 

regard to guidance in respect of public benefit published by the Charity Commission and are 

satisfied that all the activities and objectives outlined below are undertaken for public benefit. 

Golden Lane Housing (GLH) exists to provide solutions for people with a learning disability, 

both by direct provision of housing and by providing advice and guidance. 
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VALUE FOR MONEY (VFM) STATEMENT  

In line with regulatory requirements by the Regulator of Social Housing for the VFM Standard 

and Code of Practice GLH has included this section in its published accounts. This statement 

is to focus on this standard, what has been delivered in 2019/20 and future plans on optimising 

return on assets and VFM gains. 

GLH has a VFM Framework in place which has been updated and approved by the Board in 

March 2020. 

This includes its value for money metrics, which included the seven ratios required by the 

regulator, four of its own key performance metrics and a further breakdown to review cost per 

unit at an expenditure heading level. For each one, GLH has sought a comparator, either 

against its own peer group (where available) and or against its own targets and or against its 

own past performance. This is to support transparency and comparability across the sector. 

The Framework confirms that the VFM policy links directly to Strategic Corporate Objectives 

as below; 

 Focus on helping people with a learning disability into quality homes 

 Tenants at heart of our services 

 A business plan that ensures financial stability 

 Advice and support focused on housing 

 Being an influencer and campaigner on key issues affecting housing for people with 

a learning disability 

 Identifying key strategic areas and partners to drive an ambitious purchase and lease 

growth plan 

 Aligning our growth with Mencap along with continuing to work with other providers 

The VFM approach is to provide understandable reports for our tenants and to publish this 

as part of GLH's annual reporting, along with engaging our staff into this topic. 

Benchmarking 

GLH takes part in a benchmarking club led by Acuity along with its closest peer Housing 

Associations (the Supported Housing Benchmarking Group). Data is shared and peer 

averages established along with wider sector averages using this tool. There are also face to 

face meetings during the year to discuss benchmarking topics and share best practice. 

2018/19 Regulator Feedback 

The Regulator of Social Housing produced a report in January 2020 in order to assist 

registered providers to contextualise performance across the sector, and also to recognise 

the differences between different types of provider. 
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This report recognises that supported housing activity is associated with significantly higher 

costs, and lower overall operating margins. This recognises that these providers such as 

GLH have more limited financial capacity with which to service debt, and consequently have 

a much lower level of gearing then the sector median. It has been noted that these patterns 

have strengthened over the past year and the median unit costs has fallen each year. 

However, some providers have reclassified between housing for older people and supported 

housing which has influenced the change.  

Source: Regulator of Social Housing- Value for Money Metrics and Reporting 2019-Annex to 

2019 Global accounts January 2020 

 

2020 - 2030 Business Plan 

The 10 year Business Plan was refreshed and the Budget for 2020/21 was set at the Board 

meeting on 23rd March 2020; the plan is based on the delivery of GLH’s three strategic 

objectives as noted earlier in this document.  

The Business Plan is stress tested for various combined scenarios, based on the 

crystallisation of the GLH strategic risks, the relevant risks listed on the sector risk profile, 

and on the perfect storm scenario to ensure that their impact is understood. Mitigation plans 

have been developed, as well as a trigger warning system to ensure that the Board would be 

notified.  

The growth in the Business Plan, linking to our targets on reinvestment and new supply 

delivered, reflected the analysis of the market and GLH’s position in relation to its 

competitors. A continuous pipeline of potential schemes was available to support this 

requirement for additional capital investment. The plan also included growth through the 

leasing product offered. There are a number of specific objectives relating to growth and 

development opportunities which include researching and analysing the market/ building 

relationships, upgrading marketing materials on the website, assisting with the re-provision 

of Mencap care-homes, developing partnerships with other housing associations, working 

with key support providers and following a risk-based approach to considering new leases. 

GLH’s objectives for Financial Security is to ensure that we do not over pressure our gearing 

levels whilst maintaining sufficient liquidity to achieve the targets sets the Business Plan. 

The budget and ten year business plan set the targets for yearly operating surplus and 

baseline costs by balancing the need for new capital for growth against the ongoing budget 

needs and investments required in planned maintenance from stock condition survey 

requirements, and compliance (including the significant investment in Fire Safety). The 

calculation of the budgets and balancing the expenditure decisions across GLH between 

development, housing and maintenance teams, and producing the overall surplus 

requirements are reflected in the targets set for Operating and Overall Surplus, EBITDA MRI 

as a % of Interest, Headline Social Housing cost per unit and Return on Capital Employed. 



     
Report and Financial Statements- Year Ended 31st March 2020 

 

 

P a g e  | 15 

GLH has chosen to report in addition to the key metrics, 4 other key performance targets to 

support the effective management of the organisation and to deliver VFM to our tenants and 

wider stakeholders.  

These targets are linked to the strategic objectives to provide a high quality, caring and 

efficient housing service. 

 GLH’s overall tenant satisfaction target is linked with our objective to provide good 

quality and appropriate housing management for all existing tenants. 

 Repairs fixed first time is supported by the objective to build on the success and 

services of the in-house repairs team as they cover all areas of the country. 

 Objectives are also set to pro-actively manage every debtor account by the 

specialised housing income team. 

 Void management objectives were set to proactively market our voids to local 

authority and care provider partners, and also to actively dispose of properties where 

there is no longer an identified need.  
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VFM Scorecard 2019/20 

To aid understanding of our successes, use of resources, capacity and general Value for Money, please see the below dashboards.  

These Performance Indicators are also included as part of GLH’s Balanced Scorecard which is regularly reviewed by the Board of Trustees. 

The below scorecard demonstrates the position reported by Golden Lane Housing, along with comparatives and its present and future targets. At the time of 

writing this statement, the 2019/20 benchmark data was not available. 

(*) as Regulator Global Accounts Value for Money Metrics 

(**) approved by the GLH Board in March 2019   (***) approved by the GLH Board in March 2020 

(****) performance rated in comparison with the Target: Red: Below target; Green: Above or at Target 

Refer
ence 

Key 
Performance 
Indicators 

GLH 
Actual (*) 

 
 

2018/19 

Peer 
Median 

Benchmark 
 

2018/19 

Wider 
Housemark 

Median  
Benchmark 

2018/19 

GLH 
Target 1 

for  
2019/20 

(**) 

GLH 
Actual  

 
2019/20 

(****) 

GLH 
Target2 

for 
2020/21 

(***) 

Analysis of Metrics and Performance  

Corporate Objective- Quality Services 

1 % of tenants 
satisfied with 
the landlord's 
services 
overall – 
Supported 
Housing 
 
 

86% 89% 90% 86% 82% 85% The overall satisfaction rate is currently measured once each 
year through the annual tenant survey, which follows the 
industry STAR survey format. There was an increase in 
neutral responses (4%) being neither satisfied nor 
dissatisfied. This reflected similar falls in satisfaction on how 
GLH deals with repairs and maintenance. GLH is looking at a 
range for measure for customer satisfaction for 2020 to 
provide more regular feedback at the time services are 
delivered or at the point of customer interaction. 

2 Repairs Right 
First Time 
*(in-house 
team only) 
 
 

84%(3) 96.3% 91.3% 90% 94% 90% The Resolve team have managed to complete 94% of repairs 
at first time fix, this has been achieved by better diagnosis of 
a repair at the front end by the resolve team before the 
operative attends, the vans carry a range of repair items and 
the team have access to local suppliers meaning a repair can 
be dealt with efficiently. 

                                                           
1 Targets were set for 2019/20 as part of the Corporate Plan 
2 Targets have been refreshed for 2020/21 as part of the Business Plan 
3 This has been updated to reflect the annual position for 2018/19- the report in the Accounts listed Q4 performance only 
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Refer
ence 

Key 
Performance 
Indicators 

GLH 
Actual (*) 

 
 

2018/19 

Peer 
Median 

Benchmark 
 

2018/19 

Wider 
Housemark 

Median  
Benchmark 

2018/19 

GLH 
Target 1 

for  
2019/20 

(**) 

GLH 
Actual  

 
2019/20 

(****) 

GLH 
Target2 

for 
2020/21 

(***) 

Analysis of Metrics and Performance  

Corporate Objective-  Healthy Business 

3 Rent collected 
- Supported 

100.5% 97.6% 100.5% 99.0% 98.98% 99.0% Our collection rate was above target, but impacted by write off 
of bad debts in March relating to tenancies where we have 
agreements with the landlord to reduce the landlord rent paid. 
The collection rate was above 100% for 8 months of the 12 
for the year.  
 

4 % Void losses 
- Supported 

4.3% 5.3% 3.8% 5.0% 4.96% 5% The overall number of void bed spaces has risen over the 
year with a turnover of 166 arising and 128 voids filled. With 
changes in commissioning and funding referrals are more 
focussed on those with higher needs, and suitable 
accommodation to meet these.  The impact of the current 
pandemic has further impacted void performance and our 
void loss. With very limited recent allocations, voids will 
continue to increase in the current situation. We are running 
forecasting models and stress testing for up to 10% void loss 
by March 2021. 

5 Reinvestment 
% 
* 

7.0% 3.2% 5.0% 6.0% 9.4% 11.0% During 2019/20 GLH invested £9.6m on new capital 
purchases and development work, plus £0.4m on capitalised 
maintenance to replace component assets representing a 
total spend of £10m on an asset base of £107m. We housed 
44 people and will create a further additional 31 tenancies 
through properties purchased 2019/20 once works are 
finished and the tenants move in.  
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Refer
ence 

Key 
Performance 
Indicators 

GLH 
Actual (*) 

 
 

2018/19 

Peer 
Median 

Benchmark 
 

2018/19 

Wider 
Housemark 

Median  
Benchmark 

2018/19 

GLH 
Target 1 

for  
2019/20 

(**) 

GLH 
Actual  

 
2019/20 

(****) 

GLH 
Target2 

for 
2020/21 

(***) 

Analysis of Metrics and Performance  

6 Gearing (RSH 
and Scorecard 
measure) 
* 

43.6% 6.0% 43.6% 46.0% 42.7% 43.0% We have used existing cash reserves to front fund the 
development of the capital program and have delayed on the 
drawdown facilities to minimise interest charges. 
 

7 EBITDA MRI 
(as a 
percentage of 
interest) 
 

216.9% 227.3% 214% 172% 218.4% 176% The ratio for the current year is better than target mainly due 
to the delay in the loan drawdown and the corresponding 
savings in interest costs as well as higher income due to the 
number of new tenancies created. Next year target reflects 
the increase investment in properties and reflects the targets 
agreed business plan. 

8 Headline 
social housing 
cost per unit 
(000) 
 

£6.49 £10.35 £3.24 £7.81 £7.20 £6.72  

The cost per unit has been maintained slightly higher than the 
target set in the plan due to lower management costs. Next 
year's cost per unit reflects the extensive investment planned 
in our existing units. 
 

9a Operating 
margin 
(overall) 
 
 

24.7% 5.5% 27.2% 18.0% 20.3% 17.0% The operating margin (overall) is better than target as we 
have developed more tenancies than planned. The target for 
next year is in line with our business plan and reflects the 
increase in investment in the compliance and planned 
maintenance of our units. 
 

9b Operating 
margin (social 
housing 
lettings) 
 

23.5% 10.1% 29.2% 13.0% 19.9% 17.0% The operating margin (Social housing lettings) is better than 
target as we have developed more tenancies than planned. 
The target for next year is in line with our business plan and 
reflect the increase in investment in the compliance and 
planned maintenance of our units. 
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Refer
ence 

Key 
Performance 
Indicators 

GLH 
Actual (*) 

 
 

2018/19 

Peer 
Median 

Benchmark 
 

2018/19 

Wider 
Housemark 

Median  
Benchmark 

2018/19 

GLH 
Target 1 

for  
2019/20 

(**) 

GLH 
Actual  

 
2019/20 

(****) 

GLH 
Target2 

for 
2020/21 

(***) 

Analysis of Metrics and Performance  

10 Return on 
Capital 
Employed 
(ROCE) % 
 
 

4.4% 3.4% 3.6% 3.0% 4.0% 3.0% The performance for this financial year is slightly better due to 
the interest saved linked to the delay in the drawdown on our 
loan. Next year's BP target reflects the investment in the 
existing stock and also the deployment of £10M of further 
financing. 
 

Corporate Objective- New Homes 

11a New supply 
delivered 
(Social 
housing units) 

12.1% 3.1% 1.2% 11.0%  
 

14.7% 11.4% 
 
 

We have created 290 tenancies in 2019/20, it has been a 
very successful year for the Development Team. The total 
units added including empty available units is 322 units. The 
Board has approved the new Development Strategy which 
clearly sets out our growth plan. We have allocated additional 
resources to the team and have taken a strategic approach to 
growth. The New Business Committee has now been in 
operation for nearly 12 months. It has provided development 
more emphasis. The target for next year are to create 250 
new tenancies. 

11b New supply 
delivered 
(Non-social 
housing units) 

0% 0% 0% 0% 0% 0% N/A 
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Further Analysis of Cost per Unit 

In the above table the headline social housing cost per unit is benchmarked against peers and the wider 

sector showing the same pattern as recognised in the report from the Regulator of Social Housing (noted 

above) that the cost per unit for supported housing providers is considerably greater than for general 

needs. This is due to the specialist nature of the services provided. GLH still compares favourably with a 

lower cost than the median of the peer group. 

 

The below table gives a further analysis of the headline social housing cost per unit at an expenditure level 

with comparisons against 2018/19 and Business Plan for 2019/20. 

Cost Per Unit Analysis (000s)  

Expenditure Heading Actual 2018/19 Actual 2019/20 Business Plan 2019/20 

Management Costs £2.08 £2.13 £2.52 

Service Charges £0.23 £0.42 £0.58 

Routine Maintenance £0.51 £0.55 £0.50 

Planned Maintenance £0.45 £0.68 £0.84 

Major Repairs £0.33 £0.23 £0.26 

Lease Charges £2.34 £2.67 £2.62 

Planned Maintenance 
(Capitalised) 

£0.29 £0.19 £0.09 

Other Social Housing 
Expenditure- Lettings 

£0.19 £0.21 £0.20 

Other £0.06 £0.03 £0.00 

 

Please note that 2018/19 has been restated following a review of the definitions provided for the returns 

provided to the Regulator of Social Housing. It is intended that GLH uses these cost per unit factors to 

review expenditure within the organisation. This will be able to drive further analysis into expenditure 

patterns and priorities for review alongside ensuring best VFM for procurement is met. 

The following charts show our cost per unit measures in more detail and will help display our cost 

apportionments to our tenants in the aim to involve them and obtain their views on cost prioritisation. 
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Overall VFM Performance 2019/20 

It can be seen from the above performance scorecard that all targets were achieved for GLH during 

2019/20 with the exception of overall customer satisfaction (ref 1). This was below target and we aim to 

rectify this by reviewing the results of the satisfaction survey in detail and will be working with our Tenant 

Engagement Officer during 2020/21 to involve tenants in the area where they have highlighted 

improvements are needed.  We will also be doing some detailed analysis of the repairs feedback as the 

results of the annual survey do not reflect the repairs satisfaction data gathered during the year after each 

repair. 

As part of the VFM framework we also have consulted with all staff to collate VFM ideas to support the 

organisation. These are being reviewed with a view to select a number to work on and develop with the 

staff and relevant teams that put these forward. The ideas collated include travel, technology, 

communication, goods and services (both purchased in and delivered out), recycling, staff objectives, more 

deep dives into financial reporting, accessible information, in depth property repairs reviews, and process 

efficiencies.  

Tenant Engagement and Consultation will also be developed further during 2020/21, with plans to utilise 

our Tenant Engagement panels, with understandable methods to talk about and obtain feedback about 

GLH’s financial planning. 

GLH spend 20.2% of our income on staff salary, mainly on frontline staff to ensure that our tenants are 

served well and their health and safety protected.  Our approach and resources enabling frontline staff to 

work remotely and flexibly, and our investment in staff wellbeing, enhances productivity and supports 

accountability.  It has also improved our position in The Sunday Times Best 100 Companies to work for.     

Management costs
30%

Service charge costs
6%

Routine 
Maintenance 

costs 
8%Planned 

maintenance
9%

Major Repairs
3%

Lease Charges
38%

Planned maintenance 
(capitalised)

3%

Other social housing 
expenditure - lettings

3%

Other 
0%Actual Cost per unit 2019/20
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Our recent additional investment in strengthening capacity to deliver on compliance adds value to the 

business and supports the ability of the Board to meet a range of statutory health and safety obligations 

and the fundamental importance of keeping tenants safe. 

The support and advice provided by our housing management team creates social value in the 

enhancements delivered to the independence and quality of life for people with learning disabilities, 

furthering the Board’s vision of a world where everyone with a learning disability has opportunities to 

access good quality housing that meets their needs. 

We benchmark against the median pay for the housing industry & have agreed with the Board of Trustees 

a triennial market value review (next due January 2021) and that as we did that 2 years ago & remunerated 

against inflation since we are confident we are competitive in salary within the housing sector. 

Looking Forward to 2020/21 

Our targets included in the table above have been set as part of our Business Plan, which was approved at 

our Board meeting in March 2020. It needs to be recognised at this stage that the impact of the current 

Covid-19 situation will also impact on our ability to meet performance against these targets. Stress testing 

and scenario planning is currently taking place to review the range of potential impact. Our main risks have 

been identified as increased void levels, delayed in investment in planned and compliance in our 

properties, and lower than planned growth. We are monitoring our risks linked to statutory compliance 

requirements as due to Covid-19 we are only deploying for emergency repair work only and have limited 

access to our tenants in person.  

Whilst we ensure that our staff are fairly rewarded, for 2020/21 the proposed pay settlement has been 

postponed as the Board focus resources towards the challenges of Covid-19, business continuity and 

recovery plans.  

A number of constraints are currently affecting GLH which include; 

 Tenants considered as vulnerable and a number of properties are self-isolating, meaning access is 

not always possible for repairs or statutory compliance checks. 

 Tenants may have vacated the property to live with families during the current crisis period. 
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GOVERNING DOCUMENT, BOARD MEMBERS AND ORGANISATION 

Governing Document 

Golden Lane Housing Limited was formed as a company limited by guarantee on 14 July 1998 and is 

governed by its Memorandum and Articles of Association. Golden Lane Housing Limited is registered as a 

charity with the Charity Commission and is a Registered Provider of Social Housing regulated by the 

Regulator of Social Housing. Golden Lane Housing Limited has a sole member, that member being Royal 

Mencap Society, which has agreed to contribute £1 in the event of the charity winding up. 

Appointment of Trustees 

The Board of Golden Lane Housing Limited has the ability to appoint its own Trustees, subject to the 

Articles of Association which give the Royal Mencap Society the power to re-appoint or not re-appoint 

Trustees at the subsequent Annual General Meeting (AGM). One third of the serving Trustees are required 

to retire at each AGM, such rotation being on the basis of length of service. The longest serving Trustees 

are required to retire. Trustees elected during the year must resign at the next AGM.  The maximum 

combined length that any Trustee can serve is nine years. 

Trustee Induction and Training 

New trustees undergo an induction programme that ensures they are briefed on their legal obligations 

under charity and company law and the content of the Memorandum and Articles of Association. New 

trustees meet with the Chair of the Board, the Chief Executive, fellow Trustees and Executives of Golden 

Lane Housing, and have the opportunity to visit a number of the tenants to gain an understanding of the 

services provided. An appraisal is undertaken of Trustees' skills and competencies to inform training and 

development needs and appropriate internal and external training is arranged and offered. 

Organisation 

The board of Trustees meets at least quarterly, with officers in attendance, to set strategic direction; review 

and approve the Business Plan; carry out stress testing exercises and scenario planning; review and 

challenged performance against budget; approve Treasury strategy and policy and capital drawdown; and 

review operations. Within the current governance structure there is a Nominations and Remuneration 

committee, Risk and Audit committee, and a New Business Committee.  Work is currently ongoing to revise 

the Golden Lane Housing customer engagement strategy and to strengthen the mechanisms by which 

customers scrutinise and influence service provision.  Officers have been granted a range of delegated 

authorities by the Board of Trustees to facilitate the efficient running of operations.  

Related Parties 

Golden Lane Housing has a close working relationship with Royal Mencap Society, which as sole member 

of the charity, has the power to appoint and remove Trustees of Golden Lane Housing. Royal Mencap 

Society also provided a loan facility to Golden Lane Housing to purchase properties which are then rented 

to people with a learning disability but there is no plan for any further loans.  Golden Lane Housing has also 

been successful in attracting a number of other investors including through two public bond offers. Whilst 

neither the shared property investors nor bondholders are members of the charity, the Board of Trustees 

recognise the vital role their investment has played in furthering the objects of the Golden Lane Housing. 
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One of the Trustees, Stephen Jack is also a member of the Board of Trustees of the Royal Mencap 

Society. The Trustees of Golden Lane Housing have received legal advice from Bates Wells & Braithwaite 

with regard to the nature of the relationship with Mencap. The following extracts are felt to be relevant to 

these accounts: 

“Although Golden Lane Housing is in company law a subsidiary of Mencap it does have different charitable 

objects and, in any event, in charity law the duty of the trustees are to act in the best interests of the 

charity’s beneficiaries and to always act in accordance with the charity’s objects”. 

“Company law requires that a subsidiary’s assets and liabilities to be consolidated with the parent 

company’s assets and liabilities in the consolidated accounts, in the case of a charity group it does not 

mean that the subsidiary’s assets are to be deployed to discharge the liabilities of the parent company". 

Investment Powers and Policy 

The Treasury Plan is reviewed regularly as part of the regular update of the business plan. 

Reserves Policy 

The policy in relation to unrestricted reserves is to set aside as designated funds, amounts for specific 

future purposes and to hold a minimum of 10% of expected turnover as expenditure cover in cash. The 

balance of free reserves backed by cash was £8,552,179 which is adequate. 

We have continued to maintain stock data year on year but in 2019/20 we undertook a 100% stock 

condition survey, a 20% sample check was done by an external consultant to validate the current data held 

on our ActiveH system to verify that we have been using accurate assumptions in developing our Asset 

management strategy and budgetary needs.  We had identified an element of catch up works and this has 

been accounted for in the Business plan spend over the next 5 years to maintain the quality of our assets.  

The new stock data will be inputted into our system to enable us to model the expenditure in the most cost 

effective way from 2021 onwards. 

Capital Structure and Treasury Management 

Golden Lane Housing borrows from Triodos Bank, Nationwide Building Society and the Royal Bank of 

Scotland at both fixed and variable rates of interest and currently has over 75% of its borrowings at fixed 

rates. The loans are secured by legal charges on the individual properties. 

Golden Lane Housing also have two facilities with Retail Charity Bond for bonds with fixed rates of interest. 

Code of Governance 

The Board of Trustees adopted the Good Governance: A Code for the Voluntary and Community Sector 

Code in December 2013 and have self-assessed compliance with the Regulator of Social Housing's 

Governance and Financial Viability Standard. 
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A review of compliance against the Governance Code is undertaken annually and no areas of non-

compliance were identified.  Golden Lane Housing was awarded a V1 G1 rating by the Regulator of Social 

Housing in 2016.  The Board has decided that in future there will be a maximum term of nine years for all 

Trustees except in exceptional circumstances agreed by the Board.  The Board recruited 3 new Trustees 

during 2019/20.  The Board seeks to ensure good governance by following the 6 principles of the Charity 

Code and consider performance against these. The principles are: Understanding the Board’s role, Doing 

what the organisation was set up to do, Working effectively, Control, Behaving with integrity and Openness 

and accountability. 

Individual and collective Board appraisals, including an appraisal of the Chair of the Board and Chief 

Executive Officer have been carried out during 2019/20 with an outcome report provided to the 

Nominations and Remuneration Committee for recommendation to the Board.  This, together with a full 

governance review will support a Board development programme focussing on individual and collective 

performance and working effectively together. 

The Board can obtain independent external specialist advice from time to time as necessary. 

Health and Safety 

Golden Lane Housing has health and safety policies, and provides staff training on health and safety 

matters. The Health and Safety Steering Group meets quarterly. 

Customer Involvement 

Our engagement strategy is in line with the regulatory standards. We involve customers both formally and 

informally and use their feedback to inform service improvements and key decisions. We have a range of 

different tools to ensure customers are involved at all levels. These include information:- such as a 

newsletter, Annual Report, shadowing Golden Lane Housing staff and our website; consultation:- such as 

tenant forums and meetings, tenant satisfaction surveys, involving tenants with events, repairs feedback 

surveys; and involvement and empowerment:- though our tenant committee, tenant involvement in 

recruitment and selection, involvement in developing housing guides and scrutiny of our external 

communications, involvement in campaigns such as Treat Me Well, It Matters, and garden makeover days. 

Furthermore, we have a clear and simple complaints policy that we issue to all customers in easy read 

format and the Board considers a report on complaints annually. 

 

Internal Controls Assurance 

The Board has overall responsibility for ensuring the establishment and maintenance of the system of 

internal control and for reviewing its effectiveness. 

The system of internal control is designed to manage, rather than eliminate, the risk of failure to achieve 

business objectives and to provide reasonable (and not absolute) assurance against material misstatement 

or loss, in line with the Board's view that risks should be controlled and managed. 
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In meeting its responsibilities, the Board has adopted a risk-based approach to establishing and 

maintaining internal controls that are embedded within day-to-day management and governance 

processes. This approach includes the regular evaluation of the nature and extent of risks to which the 

Charity is exposed.  A Strategic Risk Register is considered at each Risk and Audit Committee meeting and 

at least annually by the Board. A rolling programme of deep dives into Operational Risk Registers is in 

place at the Risk and Audit Committee. 

Trustees have also ensured the following key mechanisms are in place to facilitate effective internal 

controls assurance: 

• A clearly defined structure which delegates authority, responsibility and accountability; 

• Stress testing of the business plan assumptions to understand what changes would be damaging to GLH 

and what action could be put in place to mitigate the negative impact; 

• Effective procedures to ensure Trustee/Leadership Team approval as appropriate for all major 

expenditure commitments; 

• An internal audit programme: - Resulting from a tendering exercise, Beevers & Struthers were appointed 

as internal auditors to Golden Lane Housing. An internal audit needs assessment, has been undertaken 

and a three year programme of internal audit activity approved by the Trustees. All of their audit reports are 

provided to the Risk and Audit Committee.  All internal audits have provided reasonable or substantial 

assurance. 

Trustees remain satisfied that the major risks to which the Charity is exposed are understood, clearly 

articulated and that appropriate action plans are in place to mitigate them. 

Governance Changes 

In order to enable and realise the overall strategy of the Golden Lane Housing Board, the Board has taken 

the decision, jointly with the Board of the Royal Mencap Society, for Golden Lane Housing to become a 

Community Benefit Society, registered with the Financial Conduct Authority.  This means that Golden Lane 

Housing will remain a charity, albeit exempt from registration with the Charity Commission, and regulated 

by the Regulator of Social Housing.  Golden Lane Housing’s assets will remain ring fenced to be applied for 

the benefit of its tenants and customers, with any surplus invested back into the business.  The Golden 

Lane Housing Community Benefit Society will remain a partner of the Royal Mencap Society, but it will no 

longer be a part of the Royal Mencap Society group structure. It is anticipated the move to the new 

structure will be completed by 1st April 2021. 
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RISK AND UNCERTAINTIES  

Utilising the aforementioned approach GLH has identified the following top strategic risks to the successful achievement of its objectives and has updated the 

impact as below. 

Risk Type Description of the risk 

Mitigation 
Plan 

(Tolerate 
Treat 

Transfer 
Terminate) 

 
Description of the action/mitigation in place 
 
Internal Controls & Management Assurance 

Housing 

Void bedspaces increasing due to 
Tenants' death linked to impact of COVID 
19 and the lack of new referrals during 
restrictions 

Tolerate / 
Treat 

 Monitoring voids on a weekly basis at leadership level. 

 Forecast the impact of voids being doubled or tripled and share with the Board. 

 Escalating to Board if they reach 6% in line with the Business Continuity 
Process. 

 All tenants to be contacted by the housing team.  

 Limit the contacts by the In-house works team to only emergency works. 

 Proactively market empty properties to Local Authority for emergency COVID-
19 work. 

Development 

Not achieving growth targets resulting 
in shortfall in income as a result of 
Covid 19 
We have made a number of assumptions 
based on scenarios on how long the 
lockdown will remain. We feel the most 
realistic approach is to assume 50% 
reduction in growth for 2020/2021 

Tolerate / 
Treat 

 Development team have focused on carrying out desktop work on properties in 
the pipeline. 

 Negotiating rents with housing benefit and ensuring regulatory documents 
have been agreed with relevant parties. 

 This will allow us to deliver schemes relatively quickly once travel restrictions 
ease.  

 There is a level of uncertainty of what impact the pandemic will have not just 
on our business, but also to social services and NHS infrastructures and how 
they will deliver services in the coming months. 

 Forecast projections will be regularly reviewed, and take into consideration 
government advice and guidance.   

Housing 

Disruption to the care received by our 
tenants due to  either :  
- the possibility of care providers going 
bankrupt because of the cost of paying 
carers the National Living Wage for sleep-
in support if it is not fully funded by the 
Government, or 
- disruptions linked to Covid-19 

Tolerate 

 GLH tenants could be left vulnerable if support is reduced or withdrawn.   

 Mencap is the charity challenging this decision.  Decision from the Supreme 
Court is set for June/July 2020. 

 Tenants are regularly contacted.  

 Indirect impact could be around VOIDS and they are monitored weekly. 
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Risk Type Description of the risk 

Mitigation 
Plan 

(Tolerate 
Treat 

Transfer 
Terminate) 

 
Description of the action/mitigation in place 
 
Internal Controls & Management Assurance 

Maintenance 

Failure in compliance in one or more of 
the Big 5 due to the impact of Covid 19 
Gas, Electricity, Fire, Legionella, 
Asbestos. 
Leased and Owned Properties 

Treat 

 Gas servicing is continuing as usual with British Gas. 

 Contactors for electric tests and smoke alarm testing are currently only 
attending emergencies. 

 Procure alternative contractors where possible but currently have a backlog on 
smoke testing and electricity testing.  

 Monitoring the situation, the risk is deemed as low for electric testing as GLH 
have a through testing programme of 5 years. 

 Support are being asked to test smoke alarms in properties and receiving 
follow up calls from the compliance team to check any faults. 

IT 
IT infrastructure ( software and hardware 
) are not fit for purpose to meet the 
demand of the corporate plan 

Treat 
 IT strategy update to be presented at the September 2020 Board meeting.  

 Currently reviewing systems required and developing a proposal to meet all 
business area needs. 

Housing 

Failure to respond to Change in 
Government policies:  
- Impact of changes to funding of 
supported housing through Housing 
Benefit 
- Welfare Reforms and the introduction 
and roll out of Universal Credit 
- Proposals to remove no blame notices 
(sec 21 Notice) to end assured shorthold 
tenancies. 

Treat 

 GLH will continue to take a lead on consultation for the future funding of 
supported housing.  

 Visits for senior civil servants to some GLH schemes so the team have first-
hand insight into the type of housing services provided to People with a 
Learning Disability. 

 Our rent setting policy takes account of the risks relating to the long-term 
uncertainty in the sector. (no indexed linked long term leases).  

 Key player in establishing the Learning Disability Housing Network to carry 
forward sector campaigning on this and other issues. 

 Emergent risk around (sec 21 Notice). 
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Risk Type Description of the risk 

Mitigation 
Plan 

(Tolerate 
Treat 

Transfer 
Terminate) 

 
Description of the action/mitigation in place 
 
Internal Controls & Management Assurance 

Finance 

Lenders not being prepared to offer new 
funding facilities on competitive / 
acceptable terms, very unstable bond 
markets due to the impact of Covid 19 

Treat 

 Regular conversations are taking place with RCB, Triodos and RBS/Natwest to 
talk about lending appetite. 

 Temporary issues with the turmoil in the market linked to Covid-19 ( bonds 
dipped to £75 at the end of March and have now partially recovered to £101) 

Maintenance 

Inability to deliver day to day and 
planned maintenance due to the 
impact of Covid 19 , impact on property 
quality and also on tenants' satisfaction 

Tolerate 

 Planned maintenance programme has been put on hold,  

 There are a number of properties with catch up works required and a number 
of repairs reported through day to day that are on hold are increasing.   

 Plans are being made to undertake repairs days at properties once lockdown 
ends. 

 This will be done in consultation with the planned team to establish if major 
works are more appropriate. Following review of the Housing Health & Safety 
Rating findings on the stock condition survey.  
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Statement of Board’s responsibilities for the annual report and financial statements 

The trustees are responsible for preparing the Strategic Report, the trustees’ report and the financial 

statements in accordance with applicable law and regulations. 

Company law requires the Trustees to prepare financial statements for each financial year in accordance 

with the United Kingdom Generally Accepted Accounting Practice (United Kingdom Accounting Standards) 

and applicable law. 

Under company law the Trustees must not approve the financial statements unless they are satisfied that 

they give a true and fair view of the state of affairs of the charitable company and of its net incoming / 

outgoing resources for that period. In preparing these financial statements, the Trustees are required to: 

- select suitable accounting policies and then apply them consistently; 

- observe the methods and principles in the Housing SORP;                                                   

- make judgements and estimates that are reasonable and prudent; 

- state whether applicable accounting standards have been followed, subject to any material departures 

disclosed and explained in the financial statements; 

- prepare the financial statements on the going concern basis unless it is inappropriate to presume that the 

charitable company will continue to operate. 

 

The Trustees are responsible for keeping adequate accounting records that are sufficient to show and 

explain the charitable company’s transactions and disclose with reasonable accuracy at any time the 

financial position of the charitable company and enable them to ensure that the financial statements comply 

with the Companies Act 2006. They are also responsible for safeguarding the assets of the charitable 

company and hence for taking reasonable steps for the prevention and detection of fraud and other 

irregularities.  

The following statements have been affirmed by each of the Trustees of the charitable company: 

- So far as each Trustee is aware, there is no relevant audit information (that is, information needed by the 

company’s auditors in connection with preparing their report) of which the company’s auditors are unaware; 

and  

- each Trustee has taken all steps that he/she ought to have taken as a Trustee in order to make 

him/herself aware of any relevant audit information and to establish that the company’s auditors are aware 

of that information. 

The appointment of Crowe U.K LLP as auditors for GLH was confirmed at an AGM held on the 18th 

December 2019. 

This Annual Report of the Trustees, under the Charities Act 2011 and the Companies Act 2006, was 

approved by the Board of Trustees on 23rd June 2020 including approving in their capacity as company 

directors the Strategic Report contained therein, and is signed as authorised on its behalf by: 

 

…………………………… 

Name: Neil Hadden 

Date: 23/06/2020
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INDEPENDENT AUDITOR’S REPORT  

Independent Auditor’s Report to the Members of Golden Lane Housing Ltd 

Opinion 

 

We have audited the financial statements of Golden Lane Housing Ltd for the year ended 31 March 2020 

which comprise the statement of comprehensive income, the statement of financial position, the statement 

of changes in reserves, the statement of cashflow and notes to the financial statements, including a 

summary of significant accounting policies. The financial reporting framework that has been applied in their 

preparation is applicable law and United Kingdom Accounting Standards, including Financial Reporting 

Standard 102 The Financial Reporting Standard applicable in the UK and Republic of Ireland (United 

Kingdom Generally Accepted Accounting Practice). 

In our opinion the financial statements: 

 give a true and fair view of the state of the charitable company’s affairs as at 31 March 2020 and of 
its incoming resources and application of resources for the year then ended; 

 have been properly prepared in accordance with United Kingdom Generally Accepted Accounting 
Practice; and 

 have been prepared in accordance with the requirements of the Companies Act 2006, the Housing 
and Regeneration Act 2008 and the Accounting Direction for Private Registered Providers of Social 
Housing 2019. 
 

Basis for opinion 

We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and 

applicable law. Our responsibilities under those standards are further described in the Auditor’s 

responsibilities for the audit of the financial statements section of our report. We are independent of the 

charitable company in accordance with the ethical requirements that are relevant to our audit of the 

financial statements in the UK, including the FRC’s Ethical Standard, and we have fulfilled our other ethical 

responsibilities in accordance with these requirements. We believe that the audit evidence we have 

obtained is sufficient and appropriate to provide a basis for our opinion. 

 

Conclusions relating to going concern 

We have nothing to report in respect of the following matters in relation to which the ISAs (UK) require  us 

to report to you where: 

 the trustees’ use of the going concern basis of accounting in the preparation of the financial statements 
is not appropriate; or 

 the trustees have not disclosed in the financial statements any identified material uncertainties that may 
cast significant doubt about the charitable company’s ability to continue to adopt the going concern 
basis of accounting for a period of at least twelve months from the date when the financial statements 
are authorised for issue. 

Other information 

The trustees are responsible for the other information. The other information comprises the information 

included in the annual report, other than the financial statements and our auditor’s report thereon. Our 

opinion on the financial statements does not cover the other information and, except to the extent otherwise 

explicitly stated in our report, we do not express any form of assurance conclusion thereon. 
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In connection with our audit of the financial statements, our responsibility is to read the other information 

and, in doing so, consider whether the other information is materially inconsistent with the financial 

statements or our knowledge obtained in the audit or otherwise appears to be materially misstated. If we 

identify such material inconsistencies or apparent material misstatements, we are required to determine 

whether there is a material misstatement in the financial statements or a material misstatement of the other 

information. If, based on the work we have performed, we conclude that there is a material misstatement of 

this other information, we are required to report that fact.  

We have nothing to report in this regard. 

Opinions on other matters prescribed by the Companies Act 2006 

In our opinion based on the work undertaken in the course of our audit 

 the information given in the Reports of the Board, which includes the directors’ report and the
strategic report prepared for the purposes of company law, for the financial year for which the
financial statements are prepared is consistent with the financial statements; and

 the strategic report and the directors’ report included within the Reports of the Board have been
prepared in accordance with applicable legal requirements.

Matters on which we are required to report by exception 

In light of the knowledge and understanding of the charitable company and its environment obtained in the 

course of the audit, we have not identified material misstatements in the strategic report or the directors’ 

report included within the Reports of the Board. 

We have nothing to report in respect of the following matters in relation to which the Companies Act 2006 

requires us to report to you if, in our opinion: 

 adequate accounting records have not been kept; or

 the financial statements are not in agreement with the accounting records and returns; or

 certain disclosures of trustees' remuneration specified by law are not made; or

 we have not received all the information and explanations we require for our audit.

Responsibilities of trustees 

As explained more fully in the trustees’ responsibilities statement set out on page 30, the trustees (who are 

also the directors of the charitable company for the purposes of company law) are responsible for the 

preparation of the financial statements and for being satisfied that they give a true and fair view, and for 

such internal control as the trustees determine is necessary to enable the preparation of financial 

statements that are free from material misstatement, whether due to fraud or error. 

In preparing the financial statements, the trustees are responsible for assessing the charitable company’s 

ability to continue as a going concern, disclosing, as applicable, matters related to going concern and using 

the going concern basis of accounting unless the trustees either intend to liquidate the charitable company 

or to cease operations, or have no realistic alternative but to do so. 
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Auditor’s responsibilities for the audit of the financial statements 

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are 

free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes 

our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit 

conducted in accordance with ISAs (UK) will always detect a material misstatement when it exists. 

Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, 

they could reasonably be expected to influence the economic decisions of users taken on the basis of 

these financial statements. 

A further description of our responsibilities for the audit of the financial statements is located on the 

Financial Reporting Council’s website at: www.frc.org.uk/auditorsresponsibilities. This description forms 

part of our auditor’s report. 

Use of our report 

This report is made solely to the charitable company’s members, as a body, in accordance with Chapter 3 

of Part 16 of the Companies Act 2006 and Section 137 of the Housing and Regeneration Act 2008. Our 

audit work has been undertaken so that we might state to the charitable company’s members those matters 

we are required to state to them in an auditor’s report and for no other purpose. To the fullest extent 

permitted by law, we do not accept or assume responsibility to anyone other than the charitable company 

and the charitable company’s members as a body, for our audit work, for this report, or for the opinions we 

have formed. 

Guy Biggin 

Senior Statutory Auditor 

For and on behalf of 

Crowe U.K. LLP 

Statutory Auditor 

Carrick House  

Lypiatt Road 

Cheltenham 

Gloucestershire 

GL50 2QJ 

8 July 2020 

https://www.frc.org.uk/auditorsresponsibilities
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STATEMENT OF COMPREHENSIVE INCOME FOR THE YEAR ENDED 31ST MARCH 2020 

Note 2020 2019 

£ £ 

Turnover 2 20,717,949 17,249,793 

Operating expenditure 2 (16,607,925) (13,121,686) 

Gain on Disposal of Housing Properties 2 370,430 348,292 

Operating surplus 4,480,454 4,476,400 

Interest receivable 23,777 20,995 

Interest and financing costs 6 (2,128,556) (2,076,608) 

Surplus before tax 2,375,675 2,420,786 

Taxation 0 0 

Surplus for the year after tax 2,375,675 2,420,786 

Total comprehensive income for the year 2,375,675 2,420,786 

The association’s results relate wholly to continuing activities. The accompanying notes form part 

of these financial statements. 

The financial statements were authorised and approved by the Board on 23rd June 2020. 

GLH Chair Chair of Risk and Audit Committee 

Neil Hadden Stephen Jack 
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STATEMENT OF FINANCIAL POSITION FOR THE YEAR ENDED 31ST MARCH 2020 

 
 Year ended  Year ended 

 
 31-Mar  31-Mar 

     
 Note 2020  2019 
  £  £ 
     

Fixed assets     

Tangible fixed assets 8 106,799,681   98,717,457  
Other tangible fixed assets 8 107,676   77,315  

  106,907,357   98,794,772  
     

Current assets     

Stock 9 17,010   22,319  
Trade and other debtors 10 1,996,710   1,841,656  
Cash and cash equivalents 11 8,552,179   8,576,634  

     

Less: Creditors:     

Amounts falling due within one year 12 6,141,486   4,120,591  
     

Net current assets/ (liabilities)  4,424,413   6,320,018  
     
     

Total assets less current liabilities  111,331,771   105,114,790  
     

Creditors:     

Amounts falling due after more than one year 13a 75,430,129   71,637,600  
     

Provision 18 358,781   310,004  
     

Total net assets  35,542,861   33,167,186  
     

Reserves    
      

Income and expenditure reserve 15 34,982,662   32,606,987  
     

Restricted (and/or endowment) reserve  560,199   560,199  
     

Total reserves  35,542,861   33,167,186  

The accompanying notes form part of these financial statements. 

The financial statements were issued and approved by the Board on 23rd June 2020. 

GLH Chair   Chair of Risk and Audit Committee  

Neil Hadden   Stephen Jack     
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STATEMENT OF CHANGES IN RESERVES FOR THE YEAR ENDED 31ST MARCH 2020 

 
 Restated    

 

 

Income and 
expenditure 

reserve 
Revaluation 

reserve 
Restricted 

fund Total 
   

   
  £ £ £ £ 

   
   

Balance at 31 March 2018 
 

      
30,186,201  

                     
-  

       
560,199  

  
30,746,400  

 
 

    

Surplus/(deficit) from Statement of 
Comprehensive Income  

        
2,420,786  

      
2,420,786  

 
 

    

Transfer from Income and 
Expenditure reserves to Restricted 
fund  

                         
-  

                     
-  

                     
-  

                     
-  

 
 

    

 
 

    

Balance at 31 March 2019 
 

      
32,606,987  

                     
-  

       
560,199  

  
33,167,186  

 
 

    

 
 

    

Surplus/(deficit) from Statement of 
Comprehensive Income  

        
2,375,675  

      
2,375,675  

 
 

    

Transfer from Income and 
Expenditure reserves to Restricted 
fund  

                         
-  

                     
-  

                     
-  

                     
-  

      

 
 

    

Balance at 31 March 2020 
 

      
34,982,662  

                     
-  

       
560,199  

  
35,542,861  

 

The restricted fund holds repayable grants provided by non-government bodies. 

The accompanying notes form part of these financial statements.
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STATEMENT OF CASH FLOW FOR THE YEAR ENDED 31ST MARCH 2020 

 
  Year ended  Year ended 

 
  31-Mar  31-Mar 

   2020  2019 
   £  £ 
      

Net cash generated from operating activities (see 
note 25) 

6,905,742  4,624,626 

      

Cashflow from investing activities      

Purchase of tangible fixed assets   (10,076,841)  (6,950,736) 

Proceeds from sale of tangible fixed assets 1,202,450  1,112,290 

Grants received   1,779,530  1,324,372 

Other grants received    0  0 

Grants and Shared Ownership repaid   (297,000)  (75,000) 

Interest received   23,777  20,995 
      

Cashflow from financing activities      

Interest paid   (2,128,556)  (2,076,608) 

Loan Drawdown   0  5,000,000 

New secured bond   4,000,000  0 

Repayment of bond   0  0 

Repayment of borrowings   (1,433,558)  (1,398,743) 
        

Net change in cash and cash equivalents   (24,455)  1,581,195 
      
      

Cash and cash equivalents at beginning of 
the year 

  8,576,634  6,995,440 

      

Cash and cash equivalents at end of the 
year 

  8,552,179  8,576,634 

 

 

The accompanying notes form part of these financial statements. 
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1. ACCOUNTING POLICIES 

Basis of Preparation 

The financial statements have been prepared in accordance with the Housing SORP 2018: Statement 

of Recommended Practice for social housing providers applicable to registered providers preparing 

their accounts in accordance with FRS102, the Financial Reporting Standard applicable in the UK and 

Republic of Ireland, the Accounting Direction for Private Registered Providers of Social Housing 2019, 

Companies Act 2006 and UK Generally Accepted Practice. 

Golden Lane Housing meets the definition of a public benefit entity under FRS 102. 

The Board is satisfied that the current accounting policies are the most appropriate for the company. 

Assets and liabilities are initially recognised at historical cost or transaction value unless otherwise 

stated in the relevant accounting policy note(s). 

Going Concern 

After making enquiries the Board has a reasonable expectation that the Company has adequate 

resources to continue in operational existence for the foreseeable future, this is supported by a long-

term business plan. For this reason, it continues to adopt the going concern basis in the financial 

statements. Stress Testing has taken place in March 2020 to review the impact of Covid-19 to the 

Business Plan, and no impact to going concern is anticipated as part of this revision. 

Incoming Resources 

The following accounting policies are applied to income: 

Turnover represents rental income receivable, amortised capital grant, revenue grants and donations. 

Donations are accounted for when conditions for their receipt have been met and there is reasonable 

assurance of receipt and the amount receivable can be estimated. Such income is only deferred when: 

·        The donor specifies that the grant or donation must only be used in future accounting periods; or 

·        The donor has imposed conditions which must be met before the charitable company has 

unconditional entitlement. 

 

Grants receivable are recognised in the Statement of Comprehensive Income when the conditions for 

receipt of the grants have been fulfilled and the charitable company becomes entitled to payment. 

Discretionary grants applied for are not credited until they have been received. Where a grant is 

received relating to a future accounting period, the Statement of Comprehensive Income shows the 

gross amount receivable reduced by the movement in the amount deferred to future accounting 

periods. 

Deferred grant income at the year end is included in creditors. 
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Gifts in kind: Assets given for use by the charitable company have been recognised as incoming 

resources when they become receivable and included either in fixed assets when they are received or 

in other debtors if they have not yet been received. The basis for valuation is the market value at the 

time of purchase. 

Rental and Service charge income is recognised on an accruals basis and recognised when the 

property is available for let, net of voids. Golden Lane Housing operates a fixed service charge scheme. 

Where periodic expenditure is required this will be treated as deferred income and held on the 

Statement of Financial Position until the costs are incurred. 

Grants 

Government grants received for housing properties are recognised in income over the useful life of the 

housing property structure under the accruals model.  They are amortised to release the income into 

the SOCI across the lifetime of the asset. This is based on the structure of the asset unless specifically 

stated in the Grant agreement. 

Non-government grants are recognised under the performance method. If there are no specific 

performance requirements the grants are recognised when received or receivable. Where a grant is 

received with specific performance requirements it is deferred as a creditor until the conditions are met 

and then recognised within turnover.  

Resources Expended 

Liabilities are recognised once there is a legal or constructive obligation that commits the Housing 

Association to the obligation. Expenditure is recognised when a liability is incurred. Contractual 

arrangements are recognised as goods and services are supplied. All resources expended are 

classified under activity headings that aggregate all costs related to the category. These headings are in 

line with the definitions provided by the Regulator of Social Housing for returns provided.  

Irrecoverable VAT 

Irrecoverable VAT is charged against the category of resources expended for which it was incurred. 

Reserves 

The Housing Association’s reserves consist of restricted funds which have been granted for the 

purchase of particular properties and are repayable when the properties are sold. The general reserves 

represent funds which are expendable at the discretion of the trustees in the furtherance of the objects 

of the charity, and held in assets. General Reserves may be held in order to finance both working 

capital and capital investment. 

Tangible Fixed Assets 

Freehold and Leasehold properties are stated in the balance sheet at cost less accumulated 

depreciation.  It is the opinion of the Trustees that as a portfolio the properties’ open market value is 

greater than their historical cost. However, it is not considered the best use of the Housing Association’s 

resources to undertake a full revaluation exercise and therefore it is not practicable to quantify the 

difference on the face of the accounts. 
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Depreciation is provided so as to write off the cost of the assets, in equal instalments over the estimated 

useful lives of the assets. 

Assets in the course of construction and freehold and leasehold land have not been depreciated. 

The depreciation rates used for other assets are as follows: 

Freehold and long leasehold buildings (structure only) over 100 years: 1% per annum 

Whether the risks and rewards of ownership in relation to individual leases indicate whether it should be 

accounted for as a finance or operating lease. 

Land is not depreciated. 

Where a Housing property comprises two or more major components with substantially different useful 

economic lives (UEL) each component is accounted for separately and depreciated over its individual 

UEL. Expenditure relating to subsequent replacement or renewal of components is capitalised as 

incurred. A straight line basis is used as follows: 

 

Bathroom                             30 years 

Kitchen                                 20 years 

Boiler                                    15 years 

Central Heating                    30 years 

Roof                                      60 years 

Externals (fascia’s, soffits)   30 years 

Doors                                   30 years 

Windows                              30 years 

Electrics (rewire)                  30 years 

Capitalised data system software over 5 years. 

Capitalised fixtures and fittings over 10 years. 

 

Impairment 

The Housing Association considers whether indicators of impairment exist in relation to tangible assets. 

Indicators considered include external sources of information such as market values, changes or 

proposed changes to the technological, economic or legal environment, obsolescence or damage to the 

asset, or operational changes. Any impairment loss is charged to the Statement of Comprehensive 

Income. Following a trigger for impairment the Housing Association will perform an impairment test 

based on fair value less costs to sell or a value in use calculation. 

Financial Instruments 

GLH has financial assets and financial liabilities of a kind that qualify as basic financial instruments. 

Basic financial instruments are initially recognised at transaction value and subsequently measured at 

amortised cost using the effective interest method. Financial assets held at amortised cost comprise 

cash and bank and in hand, together with trade and other debtors. Financial liabilities held at amortised 

cost comprise bank loans, bonds and overdrafts, trade and other creditors. 
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Concessionary Loans 

A concessionary loan was received from the parent company Mencap in June 2000. The interest rate is 

0.5% below base rate for the life of the loan (minimum 0%), this meant in 2019/20 interest was paid with 

until 11th March 2020 when the BofE base rate was reduced to 0.25%. The loan repayments are 

quarterly. Mencap has a legal charge against 138 properties ranking behind that given to commercial 

lenders. It is held at face value in the accounts. 

Stock 

GLH holds maintenance materials stock at the lower of cost and net realisable value. 

Operating Leases 

Rentals applicable to operating leases are charged to the SOCI over the period in which the cost is 

incurred. 

Critical accounting judgements and key sources of estimation uncertainty 

In the application of the Housing Association’s accounting policies, and preparation of the financial 

statements, management are required to make judgements, estimates, assumptions about the carrying 

values of assets and liabilities as at the statement of financial position date and the amounts reported 

for revenues and expenses during the year. 

The estimates and underlying assumptions are reviewed on an on-going basis. Revisions to accounting 

estimates are recognised in the period in which the estimate is revised if the revision affects only that 

period or in the period of the revision and future periods if the revision affects the current and future 

periods. 

In the view of the Trustees, no assumptions concerning the future or estimation uncertainty affecting 

assets and liabilities at the balance sheet date are likely to result in a material adjustment to their 

carrying amounts in the next financial year. 
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2. Turnover, Operating Expenditure and Operating Surplus 

 2020 2020 2020 2020 

 Turnover 
Other 

income 
Operating 

expenditure 
Operating 

surplus 
 £ £ £ £ 

SOCIAL HOUSING LETTINGS (Note 3) 20,453,883   16,385,380  
       

4,068,503  
     

OTHER SOCIAL HOUSING ACTIVITIES     

Charges for Support Services 10,256               
10,256  

Gain on disposal of housing properties  370,430 
 

         
370,430  

Loss on disposal of components   88,699 (88,699) 

Other:      

Rechargeable work 185,895   56,725  
         

129,170  

     
ACTIVITIES OTHER THAN SOCIAL HOUSING     

Lettings (Note 3b) 51,340               
77,121  

(25,781) 

Other 16,575               
16,575  

TOTAL 20,717,949  370,430 16,607,925  4,480,454  

     

 2019 Restated 2019 Restated 2019 Restated 2019 Restated 

 Turnover 
Other 
income 

Operating 
expenditure 

Operating 
surplus 

 £ £ £ £ 

SOCIAL HOUSING LETTINGS (Note 3) 16,900,597   12,806,334  4,094,263  
     

OTHER SOCIAL HOUSING ACTIVITIES     

Supporting People 12,532    12,532  

Gain on disposal of housing properties  348,292  348,292  

Loss on disposal of components   138,792 (138,792) 

Other:      

Rechargeable work 226,589   114,923  111,666  
     

ACTIVITIES OTHER THAN SOCIAL HOUSING     

Lettings (Note 3b) 64,429   61,637  2,792  

Other 45,647    45,647  

TOTAL 17,249,793  348,292 13,121,686  4,476,400  

 

 

In line with new requirements in FRS102 the gain on disposal of property has been transferred into 

Operating Surplus. 
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3a. Turnover and Operating Expenditure 

 

General 
needs 

Housing 
 

£ 

Supported 
housing and 
housing for 

older people 
£ 

Care 
Homes 

 
 

£ 

Total 2020 
 
 
 

£ 

 

Total 2019 
(Restated) 

 
 

£ 
INCOME       

Rent receivable net of identifiable 
service charges 

- 18,617,080 287,798 18,904,879  16,021,722 

Service charge income  - 816,342 (5) 816,337  490,670 
Amortised government grants - 176,081 40,251 216,332  199,020 
Other grants - 277,943 - 277,943  0 
Other income from Social 
Housing Lettings 

- 235,175 3,218 238,393  189,185 

       

TURNOVER FROM SOCIAL 
HOUSING LETTINGS 

- 20,122,621 331,262 20,453,883  16,900,597 

       

OPERATING EXPENDITURE       
Management - 4,731,739 139 4,731,878  4,018,831 
Service charge costs - 929,454 1,524 930,979  442,128 
Routine maintenance - 1,191,108 38,628 1,229,736  980,542 
Planned maintenance - 1,482,301 19,843 1,502,144  875,875 
Major repairs expenditure - 511,070 (9,729) 501,341  642,640 
Bad debts and Change to 
Provision 

- 78,503 - 78,503  (32,370) 

Depreciation of housing 
properties 

- 965,712 52,656 1,018,367  982,511 

Rent to landlords and ground rent - 5,922,622 - 5,922,622  4,519,272 
Council Tax paid on shared 
properties 

 458,656 10,546 469,202  375,395 

Other Costs - 609 - 609  1,511 
       

Operation expenditure on social 
housing lettings 

- 16,271,773 113,607 16,385,380  12,806,334 

       

OPERATING SURPLUS / 
(DEFICIT) ON SOCIAL 
HOUSING LETTINGS  

- 3,850,848 217,655 4,068,503  4,094,263 

       

Void losses        -    1,138,239 
              

-    
1,138,239  878,712 

Void losses excluding voids on 
properties for disposal 

 -  1,060,457  -  1,060,457  750,847 

(being rental income lost as a result of properties not being let, although it is available for letting) 

 

Following a review of the RSH definitions of operating expenditure, a number of adjustments have been 

made to the 2019 categories to ensure that they are in line with the definitions and to form meaningful 

comparisons with 2020 figures. 
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3b.        Turnover from Activities other than Social Housing 

    2020 2019 
    £ £ 

Lettings      

Registered Nursing Homes               
-  

             
-  

Market Renting        
51,340  

     
64,429  

Student accommodation               
-  

             
-  

      

         
51,340  

     
64,429  

 

4. Accommodation Owned, Managed and In Development 

     2020  2019 (Restated) 
 

   No. of properties  No. of properties 
Social Housing   Owned Managed  Owned Managed 

 
        

Under development at end of year:      
Supported housing and housing for older people           13             -     14                   -    
Under management at end of year:    

  

Supported housing and housing for older people          453           616          433                486  
Managed for other bodies             -               18             -                    29  
 

      
  

 
            466           634   

        
447  

                    
515  

 
        

Non-Social Housing       
Under management at end of year:      

Market Renting 
                6    

                       
7  

 
        

                  6    

                       
7  

 

The numbers above are based on property numbers. GLH has 2196 available tenancy units as at 

31/03/2020. 

Managed for Other Bodies are schemes for Royal Mencap Society, Home Farm Trust and United 

Response. This has been restated in 2019/20. 

Managed Properties under Supported Housing are GLH’s leased properties. 
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5. Gain/ (Loss) on Disposal of Property 

 

Property 
Developed 

for other 
PRPs 

Shared 
Ownership 
Staircasing 

sales Others Total 2020  Total 2019 

 £ £ £ £  £ 

       
Proceeds of sales   1,202,450 1,202,450  1,112,290 
Less: Costs of sales    (832,020) (832,020)  (763,998) 

Surplus    370,430 370,430  348,292 

 

 

6. Interest and Financing Costs 

 
 Total 2020  Total 2019 

  
  £  £ 

On loans wholly or partly repayable in more than five years 
 

        
1,964,674   

        
1,891,513  

Costs associated with financing  
  

           
163,882   

           
185,095  

 
 

  

        
2,128,556   

        
2,076,608  

 
 

  
 

 
 

  
  2,128,556  2,076,608 

    
   

7. Surplus/ (Deficit) on Ordinary Activities 

   Total 2020  Total 2019 
    £  £ 

Audit of the group financial 
statements 

   
10,000  9,750 

    
   

Fees payable to the company's auditor and its associates for other services to the group:   
Taxation compliance services    1,500  0 
Other professional services    0  1,000 

    
   

Operating lease rentals:    
   

Land and buildings- Manchester 
Office 

   
168,760  110,367 

Office equipment    20,486  81,860 
Van Leases    81,581  60,974 

 
      

Impairment losses of housing properties 0  0 
 

      
Depreciation of housing properties    1,035,597  968,426 
Depreciation of other fixed assets    17,754  14,085 

    1,053,352  982,511 
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8. Tangible Fixed Assets 

 Housing Properties  Other Fixed Assets 

 

Social 
Housing 

Properties 
For Letting- 
Completed 

 
£ 

Social 
Housing 

Properties 
For Letting - 

Under 
Construction 

£ 

Low Cost 
Home 

Ownership 
Properties 
Completed 

 
£ 

Low Cost 
Home 

Ownership 
Properties 

Under 
Construction 

£ 

Total 
Housing 

Properties 
 
 
 

£ 

 

Property, 
Furniture 

and 
Equipment 

 
£ 

Office 
Equipment 

 
 
 

£ 

Non-
Social 

Housing 
Properties 

 
 

£ 

Total Other 
Fixed 

Assets 
 
 
 
£ 

           

COST           

At start of the year 104,876,708 3,615,107 - - 108,491,815  110,616 231,571 - 342,187 
Additions to properties 
acquired 

- 9,615,468 - - 9,615,468  48,116 - - 48,116 

Works to existing 
properties 

413,257 - - - 413,257  - - - - 

Disposals (1,071,518) - - - (1,071,518)  - - - - 
Schemes completed 8,569,286 (8,569,286) - - 0  - - - - 

           

At end of the year 112,787,733 4,661,289 - - 117,449,022  158,732 231,571 - 390,303 
                      

DEPRECIATION AND IMPAIRMENT              

At start of the year (9,774,359) - - - (9,774,359)  (33,302) (231,571) - (264,872) 
Charge for year (1,035,597) - - - (1,035,597)  (17,754) - - (17,754) 
Disposals 160,615 - - - 160,615  - - - - 

           

At end of the year (10,649,341) - - - (10,649,341)  (51,056) (231,571) - (282,627) 
                      

Net book value at 
end of the year 

102,138,392 4,661,289 - - 106,799,681  107,676 0 - 107,676 

           

Net book value at start 
of the year 

          

95,102,350 3,615,107 - - 98,717,457  77,315 0 - 77,315 
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8 Tangible Fixed Assets- continued 

 
   

  2020 2019 

  
  

Works to existing properties in the year:   

 
 

  

Components capitalised  413,257 568,615 
Amounts charged to expenditure 1,602,424 1,290,363 

 

Security of Properties 

The bank loans are secured by fixed charges on individual properties and their carrying value on the 

balance sheet amounts to £62,375,072. 

Terms of Repayment and Interest Rates 

The bank and other loans are repaid in monthly and quarterly instalments at various rates of interest 

ranging from 0% to 6.6%. The Mencap loan was issued on 1st April 2003. The interest rate on the loan is 

UK base rate minus 0.5% (minimum 0%) and so during 2019/20 the interest rate paid on the Mencap loan 

was 0.25%. The final instalments on the various loans fall in the period 2025 to 2037. At 31st March 2020 

the group had undrawn loan facilities of £15m (2019: £15m). 

Shared Ownership Properties 

There were three disposals with regard to shared ownership properties in the year, but there were not any 

additions. 

 

9. Stock 

 2020  2019 
 £  £ 

Maintenance stock 17,010  22,319 
    

 17,010   22,319  

 

10. Trade and Other Debtors 

 2020  2019 
 £  £ 

Rent arrears  839,503  792,424 
Less: provision for bad debts (115,615)  (57,035) 
Other debtors 63,905  30,780 
Prepayment and accrued income 1,208,917  1,075,487 

 1,996,710  1,841,656 

 

Debtors (rent arrears) greater than one year is £36,111(2019: £46,755). 
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11. Cash and Cash Equivalents 

 2020  2019 

 £  £ 
Cash at bank 8,552,179  8,576,634  

   

 8,552,179  8,576,634 

 

12. Creditors: Amounts Falling Due Within One Year 

 
2020  2019 

 £  £ 
Loans 1,114,287  1,088,394 
Trade creditors  1,012,969  264,640 
Accruals and deferred income 3,083,077  1,983,999 
Amounts owed to group undertakings (Mencap) - 
Concessionary Loan 

308,249  317,617 

Amounts owed to group undertakings (Mencap) - 
Intercompany 

275,208  174,468 

Government Grants 226,868  203,506 
Other creditors 120,828  87,967 

    

 6,141,486  4,120,591 

 

 

13a. Creditors: Amounts Falling Due After More than One Year 

 
2020  2019 

 £  £ 
Loans and bonds 50,298,752  47,412,779 
Amounts owed to group undertakings (Mencap) - 
Concessionary Loan 

2,467,326  2,803,382 

Shared investment contribution - Government grants 863,853  899,918 
Shared investment contribution - Non Government grants 1,993,136  2,290,136 

 0  0 
Government Grants 19,807,062  18,231,385 

    

 75,430,129  71,637,600 
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13b. Debt Analysis 2020  2019 
 £  £ 

Loans repayable by instalments:-    

Within one year 1,422,536  1,406,012 
In one year or more but less than two years 1,466,483  1,422,352 
In two years or more and less than five years 4,693,036  4,548,660 
In five years or more 16,606,558  18,245,148 

    

Loans repayable by bullet instalments:-    

Within one year -                     
-    

In one year or more but less than two years 11,000,000                     
-    

In two years or more and less than five years - 
 

      
11,000,000  

In five years or more 19,000,000 
      

15,000,000  
    

Total loans 54,188,613  51,622,172 

 

2019: £11,000,000 relates to the 2014 Bonds repayable in 2021. 

2019: £10,000,000 relates to the 2017 Bonds repayable in 2027. 

2019:  £5,000,000 relates to the RBS Loan repayable in 2027. 

2020: £11,000,000 relates to the 2014 Bonds repayable in 2021. 

2020: £14,000,000 relates to the 2017 Bonds repayable in 2027. 

2020:  £5,000,000 relates to the RBS Loan repayable in 2027. 

 

2014 & 2017 Bonds 

In the year ended 31 March 2014, the company issued through the intermediary of Retail Charity Bond 

(RCB), a bond totalling £11m paying a yield of 4.375%.  The bond is repayable on 30 September 2021. 

In the year ended 31 March 2018, the company signed an £18M Bond facility with RCB (paying a yield of 

3.9% for 10 years) of which £10M were issued to refinance the £10M 2013 Bond and £8M were retained 

bonds.  In 2019 £4M from the 2017 retained bonds were issued, leaving the last £4M to be issued at a later 

date. 

As of 31st March 2020: 

Net Asset Covenant: (Target > 1.3) 

Net Assets- Restricted Reserves + Bond = £35,542,863 -£560,199 + £11,000,000 + £14,000,000 = 2.40 

  Bond      £11,000,000 + £14,000,000 
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The Interest rate profile at 31st March 2020 was: 

  Total (£) 
Variable rate 

(£) 
Fixed rate 

(£) 

Weighted 
average 

rate 

Weighted 
average 

term 

Total instalment 
           
24,188,614  

               
11,866,537  

         
12,322,077  3.6% 

                
6.48  

Total non-
instalment 

           
30,000,000  

                  
5,000,000  

         
25,000,000  3.8% 

                
2.95  

            

 

14.  Deferred Capital Grant 

  2020  2019 
  £  £ 

At the start of the year  19,334,809  18,211,138 
Grant received in the year  1,804,997 

 

1,322,691 
Grant disposed in the year  (25,466) - 
Released to income in the year  (216,557) (199,020)  

   

At the end of the year  20,897,783 19,334,809 

     
  £  £ 

Amounts due to be released < 1 year  226,868  203,506 
Amounts due to be released > 1 year  20,670,915  19,131,303 

  20,897,783  19,334,809 

 

2018/19 B/f Addition Disposal Amortisation C/f 

      
Repayable Grant (17,300,531) (1,322,691) 0 188,331 (18,434,891) 

Shared Ownership (910,607)   10,689 (899,918) 

  
 

 
  

 (18,211,138)    (19,334,809) 

      
2019/20 B/f Addition Disposal Amortisation C/f 

      
Repayable Grant (18,434,891) (1,804,997) (209) 206,167 (20,033,930) 

Shared Ownership (899,918)  25,675 10,390 (863,853) 

  
 

 
  

 (19,334,809)    (20,897,783) 
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15. Statement of Funds 

  At 1st 
 April 2019  

 Income   Expenditure  
 

Transfer  
   At 31st 

 March 2020  

  £   £   £   £   £  
 TOTAL UNRESTRICTED 

FUNDS  
32,606,987 21,088,379 (18,712,704) - 34,982,662 

      

 TOTAL RESTRICTED 
FUNDS  

560,199    560,199 

      

 TOTAL FUNDS  33,167,186 21,088,379 (18,712,704) - 35,542,861 

 

Restricted funds are Non-Government Grants for Shared Ownership properties. 

 

16. Capital Commitments 

  2020  2019 
  £  £ 

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

             
235,670  

 

       
1,004,745  

   
 

 

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

        
10,000,000  

 

     
10,000,000  

   
 

 

         
10,235,670   

     
11,004,745  

   
 

 

The PRP expects these commitments to be financed with:  
 

 

 
Cash Reserves 

          
1,235,670   

                  
-    

 
Committed loan facilities 

          
5,000,000   

       
3,004,745  

 
Bond Issue 

          
4,000,000   

       
8,000,000  

     

         
10,235,670   

     
11,004,745  

 

Due to the current situation of COVID-19, the Board have put the Property Development pipeline on hold. 
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17. Operating Leases 

The PRP holds properties and vehicles under non-cancellable operating leases.  At the end of the year the 
PRP had commitments of future minimum lease payments as follows:- 

 
    

 Hampshire 
CC Leases Other Leases 

Total 2020 Total 2019 

 
  £ £ 

 
  

  

Less than one year 466,900 4,461,064 4,927,964 3,469,258 
In one year or more but less than two years 466,900 2,763,547 3,230,447 2,308,513 

In two years or more and less than five 
years 1,400,700 1,567,048 

2,967,748 2,232,244 

In five years or more 1,799,872 734,143 2,534,015 1,445,146 
 

  
  

 4,134,372 9,525,802 13,660,174 9,455,161 

 

Significant Leasing Arrangements Update 

During 2018/19 new Lease arrangements were made with Hampshire County Council and an additional 

one in 2019/20, which have lease periods of 25 years with a 10 year break clause. The risks are materially 

different for these leases due to the contracted clauses for voids. An assumption has been made in the 

above figure that all voids will be occupied in 2020/21 and 100% occupancy continuing from then onwards. 

As part of the contractual arrangements there will be an annual payment to Hampshire as the lessor in 

arrears on the last day of each year of the term. 

The contract confirms that GLH are not liable for lease payments for Void properties/ rooms, and can also 

recover any service charge or planned maintenance income that would have been received if the property 

had been tenanted where voids exceed 30%. For the scheme started in 2019/20 all lost areas of the rental 

income can be recovered for void flats creating additional risk cover for GLH. 

There is a break clause in the contract if the number of untenanted units is more than 30% for a period in 

excess of 12 months, or if a change in Housing Benefit Regulations means the benefit payments are 

reduced. 

A sinking fund is also required to be maintained for the Planned Maintenance elements- this has been 

treated as deferred income. 

 

 

 

 

 



     
Report and Financial Statements- Year Ended 31st March 2020 

 

 

P a g e  | 53 

18. Provision for Liabilities and Charges 

 Other 
 £ 

Opening Balance 
            

310,004  
Transfer from Statement of Comprehensive 
Income (increase in the provision in the year) 
relating to the dilapidation risks on operating 
leases. 

              
48,777  

At the end of the year 
            

358,781  

 

19. Staff Costs 

GLH does not employ any staff. The staff working for GLH are employed by Mencap and their salaries are 

recharged to GLH. 

The remuneration paid to key management personnel (salary, allowances and pension contributions 

but excluding NI contributions) in 2019/20 was £480,757 (2018/19 was £433,446). A new Director of Legal 

& Governance started in December 2019. 

The remuneration paid to the highest paid Senior Executive in 2019/20, excluding pension and NI 

contribution, was £110,160 (2018/19 was £66,184). The highest paid Senior Executive in 2018/19 was a 

leaver in August 2018, and a replacement from September 2018. The pro rata full year equivalent 

remuneration would be £116,514 and £113,459 respectively. 

The full time equivalent number of staff whose remuneration payable within each band of £10,000 from 

£60,000 (including salaries, expense allowances and contributions to pensions) were: 

Banding FTE 2019/20 FTE 2018/19 (Restated) 

£60,000 to £70,000 1 0 

£70,000 to £80,000 3 1 

£80,000 to £90,000 0 1 

£90,000 to £100,000 0 1 

£100,000 to £110,000 0 0 

£110,000 to £120,000 1 0 

Please note that 2018/19 has been restated to be based on Actual Remuneration during the year. 

The Chief Executive (Highest paid Senior Executive) receives pension contributions equal to 6% of their 

salary. The pension scheme is a defined contributions scheme funded through rental income received. 

The Chief Executive is an ordinary member of the pension scheme and no enhanced or special terms 

apply. 

No compensation was made to any Senior Executives or past Senior Executives in relation to the period of 

account in respect of loss of office. 

The aggregate amount of Senior Executives or past Senior Executive's pensions recognised within the 

financial statement for the year is £6,618 (2018/19 was £14,726). 
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20. Ultimate Parent Undertaking and Controlling Party 

The company is a wholly owned subsidiary of Mencap, a charity registered and incorporated in the United 

Kingdom. A copy of that charitable company's accounts can be obtained from the registrar of Companies. 

21. Related Parties 

The following intra group transactions occurred during the year. Central services were provided by Mencap, 

the details and costs were as follows: 

Shared Service Cost 2019/20 

Business Support (including HR, Recruitment, 
Payroll) 

£97,717 

Learning & Development £7,482 

Legal Support £8,493 

Insurance £9,419 

IT Support £54,058 

Senior Management Support £28,000 

A recharge was made to RMS for the space used in the Manchester Office of £49,525. 

GLH also has a concessionary loan from Mencap of £2,775,574 at 31/03/2020 (£3,120,999 at 31/03/2019). 

Capital is repaid quarterly, and interest monthly. 

GLH also has an intercompany creditor balance with Mencap of £275,208 (£174,468 at 31/03/2019). It is 

settled monthly. 

GLH also paid to Mencap £3,587,634 for the cost of all the staff seconded to GLH during the financial year 

(including Employers’ NI and Employer's Pension contribution) (£3,053,935 in FY 18/19). 

22. Tax 

Golden Lane Housing is a registered charity. Under Part 11 CTA 2010, it is entitled to exemption from 

corporation tax on donations, investment income and gains, and on profits from any trading activities 

carried out in the furtherance of the charity's primary objectives, if they are applied to charitable purposes. 

23. Financial Instruments 

At the balance sheet date the charity held financial liabilities at fair value of £ 77,079,533 (2019 

£72,959,704). This figure includes long term loans from the Royal Mencap Society, Nationwide Building 

Society, Royal Bank of Scotland and Triodos bank, and other forms of financing including Bonds, Grants 

and shared ownership agreements. 

Other financial instruments include: 

Description 2019/20 2018/19 

Cash Deposits £8,552,179 £8,576,634 

Trade and Other Debtors £787,793 £766,169 

Creditors £56,891,440 £53,220,794 
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24. Prior Year Adjustments 

There have been 3 areas of restated values for 2018/19 which are as follows: 

Notes 2 and 3 have been updated in order to analyse expenditure more accurately to agree with the 

definitions provided by the Regulator of Social Housing. 

Note 4 has been restated in respect of Properties Managed for Other Bodies. 

Note 7 has been restated to remove the VAT from the Audit Fee values. 

Note 19 has been restated to reflect Senior Officer Remuneration at actual payments for the financial year. 

Note 23 has been restated to update the comparative for Trade and Other Debtors and Creditors. 

 

25. Notes to Cash Flow Statement 

Cash flow from operating activities    

 2020  2019 

 £  £ 

Surplus/(deficit) for the year 2,375,675  2,420,786 

Adjustments for non-cash items:    
Depreciation of tangible fixed assets 1,053,352  982,511 

Amortisation of government grants (216,557)  (199,020) 

Decrease/(increase) in stock 5,309  (6,342) 

Decrease/(increase) in debtors (155,053)  (482,496) 

Increase/(decrease) in creditors 1,879,819  (18,114) 

Increase/(decrease) in provisions 48,777  40,959 

Increase/(decrease) in amounts owed to groups 91,373  40,228 

(Gain)/ loss on disposal of property (370,430)  (348,292) 

Loss on disposal of plant and equipment  88,699  138,792 

Interest payable 2,128,556  2,076,608 

Interest received (23,777)  (20,995) 

    

 6,905,742   4,624,626 
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25. Notes to Cash Flow Statement Continued 

Net Debt Statement 

 

At 31 March 
2019 

 
 

£ 

Cash-flows 
 
 
 
£ 

Acquisitions/disposal 
of subsidiaries 

 
 
£ 

New 
finance 
leases 

 
£ 

Fair value 
movements 

 
 

£ 

Foreign 
exchange 

movements 
 

£ 

Other 
non-cash 
changes 

 
£ 

At 31 March 
2020 

 
 

£ 
Cash and cash equivalents         
Cash 8,576,634 (24,455)      8,552,179 

 8,576,634 (24,455) 0 0 0 0 0 8,552,179 

         
Borrowings         
Loans falling due within one year (1,406,012) (16,524)      (1,422,536) 
Loans falling due after more than 
one year (50,216,160) (2,549,917)      (52,766,077) 
Finance lease obligations         

 (51,622,172) (2,566,441) 0 0 0 0 0 (54,188,613) 

         
TOTAL (43,045,538) (2,590,896) 0 0 0 0 0 (45,636,434) 

 


