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Five year summary
For the year ended 31 March
Income and Expenditure Account (£’000)
Total turnover
Operating surplus
Surplus for the year

2013

2012

2011

2010

2009

79,871
36,311
5,097

77,245
32,595
5,201

71,483
28,632
4,923

63,450
26,919
4,555

57,101
22,420
4,529

Housing fixed assets
Other fixed assets
Investments
Total fixed assets
Net current assets
Total assets less current liabilities

854,740
2,795
15,962
873,497
37,943
911,440

801,972
3,191
16,571
821,734
38,907
860,641

753,736
3,532
17,013
774,281
54,472
828,753

665,942
3,386
17,227
686,555
104,654
791,209

624,211
3,629
10,468
638,308
122,943
761,251

Loans (due over one year)
Pensions liability
Other long term liabilities
Total long term liabilities
Reserves: revenue
revaluation
total
Total long-term funding and reserves

592,307
19,737
24,270
636,314
18,439
256,687
275,126
911,440

559,262
15,726
20,910
595,898
16,155
248,588
264,743
860,641

545,614
11,362
18,468
575,444
14,409
238,900
253,309
828,753

538,296
19,007
16,968
574,271
(763)
217,701
216,938
791,209

506,547
7,384
11,185
525,116
10,408
225,727
236,135
761,251

15,067
2,151
17,218

14,732
2,281
17,013

14,077
2,349
16,426

13,437
2,345
15,782

12,508
1,920
14,428

Balance Sheet (£’000)

Accommodation figures (number of dwellings)
Total owned
Total other properties
Total owned and in management
Statistics
Surplus for the year as % of turnover
Operating Surplus as % of turnover
Rent losses

(voids and bad debts as % of rent and service charges receivable)

Rent arrears

(gross arrears as % of rent and service charges receivable)

Gearing

(total loans as a % of total fixed assets plus net current assets)

2

6.4%
45.5%

6.7%
42.2%

6.9%
40.1%

7.2%
42.4%

7.9%
39.3%

2.2%

2.0%

2.4%

2.6%

2.5%

3.7%

3.6%

3.4%

3.4%

3.8%

65.0%

65.3%

65.8%

68.0%

68.0%
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bpha key points
We are:
bpha is a socially motivated property development and
management business
bpha is a charitable social landlord providing social housing for rent,
supported and sheltered housing, residential care homes and intermediate
forms of housing tenure such as shared ownership, leaseholds and
accommodation targeted for key workers.
bpha has four core strategies:
1 - Customer Service
2 - Growth and Asset Management
3 - People
4 - Communication

We have:
bpha has a track record of developed growth, all delivered through the
development and acquisition of properties, rather than mergers.
18,000

16,000

14,000

12,000

9,832 units

9,797 units

2001

2002

2012 17,013 units

9,797 units
2000

2011 16,426 units

9,702 units
1999

2010 15,782 units

9,537 units
1998

2009 14,428 units

9,127 units
1997

2008 11,866 units

8,751 units
1996

2007 11,543 units

8,430 units
1995

2006 11,279 units

7,941 units
1994

2005 10,528 units

7,669 units
1993

2004 10,243 units

7,201 units
1992

2003 10,126 units

7,280 units
1991

8,000

2013 17,218 units

10,000

We live:
in a changing regulatory and funding environment, with welfare reform being
one of the biggest challenges the affordable housing sector faces.

3

bpha Report and Financial Statements for the year to 31 March 2013
bpha key points

We respond:
by continuing our investment in people, processes and technology;
by being at the heart of delivering and improving Value for Money;
by creating 3 strands to respond to Welfare Reform:
1 - The Welfare Reform Action Group
2 - Income Management and Financial Inclusion
3 - Lobbying and Communications

We perform:
bpha’s income continues to grow and surpluses remain secure.

5 year Income, EBITDA and Surplus
£m
80

Key:

70

Income

60

EBITDA
Surplus
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40
30
20
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2011

2012

2013

We are strong:
bpha continues to be a significant developing association, with a sound asset base.

5 year Assets/Liabilities

Key:
Total fixed assets

£m
1,000

Net Current Assets

750

Loans

500
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250

Reserves

0
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Chairman’s statement
In an extremely challenging period for the affordable housing
sector, we can report that bpha remains firmly on course. Our
operational and financial performance for 2012/13 clearly
demonstrates the soundness of the bpha business model. Our
impressive development pipeline confirms that we are still the
partner of choice for large-scale strategic sites in the Bedford
and Cambridge areas.
The biggest challenge currently faced by our sector is
undoubtedly welfare reform. The first wave of benefit changes
is already having an impact on our residents. When Universal
Credit is introduced, there will be further risk for landlords, as
social housing residents take full responsibility for paying their
rent.
In the longer-term, we recognise that the housing crisis now
extends across a broad income spectrum. To keep our offer
relevant to the strategic housing needs of our operating area,
we recognise that we need to develop affordable homes for a
wider range of people.

for the commercial and legal responsibilities that they
undertake. Benchmarking was carried out against commercial
organisations of a similar size and complexity. The National
Housing Federation (‘NHF’) has not reviewed its guidance
on pay for several years and it arguably no longer reflects
the needs of businesses like ours in austerity Britain. I fully
recognise that this is a very sensitive area and we will continue
to benchmark non-executive pay against similar commercial
organisations as part of the overall Governance arrangements
to ensure that we are able to recruit and retain the calibre of
individuals that we need for the future.
Our Non-Executive Directors have brought extensive
commercial experience and a new, more proactive style of
Board leadership. Members contribute more and earlier, rather
than merely interrogating officers’ reports. Individual time
commitments have increased substantially in the last couple of
years.

We see ourselves as a business offering real
value for money and great customer services

In facing these challenges, we took the
strategic decision to refocus bpha, by
combining the strengths of our social ethos
with the best traits of the commercial
business world. As a socially motivated property development
and management business, we continue to invest in building
affordable homes and communities.

During 2012/13, we continued with the redesign of bpha’s
operating model. Led by our experienced Executive Team and
a Board with strong commercial skills, we are reorganising our
teams, improving our processes and investing in new systems
and technology.
The changes mean that we will be better able to support our
social housing residents, at the same time as ensuring we retain
our financial viability and capacity.
At bpha we have been preparing to operate in the new
business environment for some time. As I reported in
our financial statements last year we have reviewed and
streamlined our governance arrangements with the focus on
highly capable Non-Executive Directors providing the skills and
experience to support our socially motivated business model.
As part of the review, we re-evaluated and benchmarked
the pay for Non-Executive Board members. Our decision to
raise pay attracted some criticism in the housing press earlier
this year. The increases were made for sound commercial
reasons to retain and properly compensate the directors

At a time when risk for the housing sector has significantly
increased, the Board has worked closely with the Executive
Team to reinforce the risk management processes and culture.
This informed debate ensures that being risk averse does not
cause organisational atrophy. The recent consultation by the
Homes and Communities Agency (‘HCA’) on regulating an
increasingly diversified business sector reinforces in our minds
the need for a highly skilled Board operating within an effective
governance system. Our decision to pay Board members on
a more commercial, but still sub-market, basis is part of the
process of strong governance and is at the heart of effective
co-regulation.
I reported last year that I was supported in the evaluation of
Board performance by Dr Sherril Kennedy. For 2013 I have
followed the same template developed and used last year to
carry out a thorough review of the performance of the Board.
Through our pay strategy we have raised the performance
bar for both myself and my colleagues on the Board. I believe
we have performed well at both an individual, but more
importantly on a collective basis. I am pleased to report that the
Board is working well and providing bpha with a very strong
governance platform.
The Board has worked closely with the Chief Executive Officer
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and other Executive Directors to design a new operational
model – challenging, counselling and sharing their experiences
to work to improve the planning and strategy development for
the brave new world.
bpha has refined its business focus and established a new
identity as a socially motivated property company, that
differentiates us from other housing providers. We see ourselves
as a business offering real value for money and great customer
services. Our motivation continues to be socially based. We
will use our commercial success to support more borrowing to
invest in much-needed new homes.
Our strong business focus is reflected in our results. At an
operational level bpha’s financial performance remained
strong in the year to 31 March 2013. Turnover increased by
£2.6m to £79.9m and our net surplus remained steady at
£5.1m. Property sales produced a £2.2m surplus which was
£0.5m higher than 2011/12. General needs shared ownership
properties were empty for an average of just seven weeks last
year, including the conveyancing period – against a target of 12
weeks.
Our costs continue to be well controlled. Our operating surplus
as a percentage of turnover remains well above the sector
norms at 45.5%. Operating costs (excluding properties sold)
were £38.8m, compared to £37.0m in 2011/12. Management
costs rose by 7.5% reflecting the 2.2% rise in property
numbers, as well as one-off investments made during the year
to support our infrastructure and improve the efficiency of
our core business activity. Rising stock levels and a focus on
improving stock quality for the benefit of residents meant we
spent more on repairs and maintenance.

bpha’s asset base remains strong. Total assets less current
liabilities increased to £911m (2011/12: £861m). Our housing
stock, including the residential care homes, was valued at
£823m – a rise of £38m. Our portfolio of homes owned and
managed at 31 March 2013 stood at 17,218.
We continue to be well financed and have committed medium
and long-term undrawn borrowing facilities of £107m. This will
more than cover our planned net operational and development
spending for the coming year.
Value for money and prudent budgeting remain an integral
part of bpha’s culture from Board level down. Under our new
operating model, we will continue to seek cost reductions
through more efficient processes, investment in I.T., better
procurement and emphasis on economies of scale.
bpha is a good organisation with ambitious plans for growth
and organisational improvement. With a strong Board
supporting our very capable Executive Team, I am confident that
we can continue to deliver strong operational performance that
enhances our financial strength and capacity.
The economic outlook remains weak and consequently our
business focused approach remains critical to our success. It
will be challenging, but as Chairman I am convinced that we
will continue to be successful and meet those challenges head
on and provide the vitally important new homes that are so
needed for our customers of today and tomorrow.

Stephen Hallett
(Chairman)
1 July 2013
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Operating review
Introduction
Bedfordshire Pilgrims Housing Association Limited (‘bpha’ or
‘the Association’) is a charitable registered provider for social
housing operating under the name of bpha and is regulated by
the Homes and Communities Agency (‘HCA’). bpha is a socially
motivated property development and management business.
Our vision is to grow and innovate to meet the needs of a
changing society.
The principal areas in which bpha operates are providing social
housing for rent, supported and sheltered housing, residential
care homes and intermediate forms of housing tenure such as
shared ownership, leaseholds and accommodation targeted for
key workers. bpha has four core strategies:
1. Customer service
Self Service for those who want it; ‘excellent people’ contact
for those not using it.
Pro-active working with the Resident Scrutiny and
Improvement Group (‘RSIG’).
Support for people in need: neighbourhoods, money, jobs.
Customer service culture.
2. Growth and Asset Management
Continued investment in buildings, homes and communities.
Sustain and enhance the economic value of our properties.
Link to customer service – repair and maintenance, new
home specifications.
3. People
Maximising our people’s potential to contribute.
Leadership and management.
High performance culture – values that inspire behaviour.
4. Communication
Communication to be pro-active: internal and external.

subsidies for new affordable housing will be an increasingly
scarce resource over the next 10 years;
• The welfare system changes will have an impact upon the
existing and future customer base and consequently bpha is
reshaping and refocusing its service offering;
• Demographic and economic changes will mean that there
remains a massive under supply of homes across the whole
housing market in bpha’s operating areas;
• The regulatory environment will continue to evolve and it is
likely that there will be ever more focus on economic and
value for money outcomes.
To be successful in this new environment bpha must change,
building on the strengths of its socially motivated approach but
combining it with the best traits of the commercial business
world. In essence, bpha must be a commercial property
company but with a socially motivated heart.
The governance changes that were made in 2011/12 reflect this
commercial approach and bpha has recruited key management
expertise from outside of the social housing sector to build
upon its existing strengths.

bpha has a strong, capable
development team who have
consistently delivered new homes
Growth through development
We remain committed to building new homes to meet the
needs of local communities despite the slow down in delivery of
developer controlled strategic sites resulting from the continued
economic downturn. In the year to March 2013 we completed a
total of 449 properties towards our HCA commitments.

Growth

Stakeholder engagement strategy.
Building brand bpha in support of corporate goals.
15,782
•

Challenges
The housing sector faces a number of challenges in the coming
years and bpha is updating its business model so it can
successfully meet these challenges. The Association believes
that there are four areas that will have a significant influence
on future strategy:
• The UK will continue to be under fiscal and economic
pressure. Accordingly, in contrast to the last 10 years, capital

16,426
•

17,013
•

17,218
•
total units

14,428
•

950 1,038 854

units built

units built

units built

699

units built

449

units built
2008-2009

2009-2010

2010-2011

2011-2012

2012-2013
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Our strong track record of development over the last 10 years,
of delivering new homes on time, on budget and meeting
specific local needs was undoubtedly an influencing factor
behind our successful bid in 2011 for HCA grant funding. We
remain prudent in our approach to development, do not take
speculative land positions and remain geographically focussed
upon counties to the North and West of London.
Our current HCA funded programme is amongst the largest in
the country which is a significant achievement given that, unlike
many of our competitors, we do not develop on a nationwide
basis.

Customer Service
Customer Focus is a core strategic value for bpha. OneCall,
bpha’s customer service centre has now been established for
two years and it is the key customer communication channel for
bpha. Considerable effort has gone into improving our training
and process which has seen 83% of calls resolved at the initial
point of contact and overall customer satisfaction increase to
92%. We have also invested in a system that allows customers
to request a ‘free call back’ within an hour at busier times
which is receiving great
feedback. We also entered
the Top 50 Call Centres for
customer service this year and OneCall won a prestigious award
for the second highest rated call centre nationally for web-chat.

bpha’s overall approach to VFM is as follows:
• Improve the efficiency of the core business processes and
activities within all of bpha’s departments
• Analyse system requirements, purchase and implement new
IT systems that support and help drive the business forward
in terms of service improvements and efficiencies
• Realise economies of scale and cost benefits in order to
provide substantially more cost effective growth
• Modernise bpha so it is far better equipped to address and
exploit commercial advantages and opportunities
• Expand the existing OneCall Customer Contact Centre
to enable all customer enquiries to be dealt with in one
centralised customer centre
• Generate a better focus and enable improved social
outcomes for residents and communities on more efficient
and effective terms
• Generate a step change in culture and attitudes underpinned
by new Values and Behaviours. In so doing, provide the
means for a sustainable ‘can-do/will-do’ work ethos to
become embedded within all staff teams.

We offer free call back within an hour at busier times
Success in delivering VFM is measured through:
• KPI monitoring

Over the forthcoming year we will introduce a call recording
system and continue to improve our processes.

– Operational performance

Value for Money

– Regulatory and legal compliance

Value for money (‘VFM’) is an integral part of bpha’s culture,
is driven by the Board and reported via bpha’s operating and
reporting processes.
bpha is an efficient business with a good track record of
improving housing stock, building new units and running at
a financial surplus. However, to grow successfully we have
recognised the need to invest in our support infrastructure and
to continuously improve our customer offering.
Recognising that there would come a point where bpha
outgrew the capacity of the systems and infrastructure to
efficiently support bpha, the Good to Great (‘G2G’) programme
was initiated.
The G2G business transformation process is at the heart of
bpha delivering and improving VFM.
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– Customer satisfaction
• Contract procurement
– Improved customer service levels
– Complaints reduction
– Improved financial metrics
• Achievement of key I.T. milestones
– Structured process for I.T. systems purchase
• Budget and Business Planning process
– Zero based budgets
– VFM challenge
– Business case evaluation
• Financial Performance Report
– Monthly review of actual performance against budget
During the year the Board and Operations Board have received
regular reports on these areas.
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In addition to strategic VFM initiatives described and monitored
above, there are a large number of specific operational VFM
activities that are undertaken as part of day-to-day business.

VFM Case Study 1 – One Call
In April 2011 when bpha launched OneCall, this represented
a radical change and began the process of consolidating
customer contact in one area. This has since been extended
to include complaint handling. These changes have brought
service improvement benefits to customers including
consistency and increased access.
Whilst OneCall has increased customer satisfaction scores
across a number of key performance areas and has recently
performed well in a national customer service award
– the Top 50 Contact Centre for customer service (webchat), bpha recognise that in order to improve customer
satisfaction further and importantly support the delivery of
bpha’s Corporate Strategy and Customer Service strategy,
OneCall needs to do more than just evolve.
Benchmarking of the service demonstrated that OneCall was
delivering good levels of service as detailed below:
% Calls answered within 20 seconds
OneCall

79.4%

Mpathy Sector Benchmark (2012)

65%

Commercial Benchmark (Merchants Global 2011)

65.2%

% Calls answered
OneCall		

94.3%

Mpathy Sector Benchmark (2012)

94%

% Calls resolved at first contact
OneCall
Mpathy Sector Benchmark (2012)
Commercial Benchmark (Merchants Global 2011)

83.2%
67%
74.9%

% Customer satisfaction
OneCall
Commercial Benchmark (Merchants Global 2011)

91.8%
82.1%

A blue print for improvement has identified the key changes
that will be needed across systems, people and leadership so
that OneCall can improve customer service levels even further.

VFM Case Study 2 – Bedford Foyer
Until recently, bpha had provided housing for people under
25, through an innovative scheme at Bedford Foyer, which
combined housing with support.
The scheme has formed an important part of the provision
for young people in Bedford and over the years, has provided
an excellent start, enabling young people to find, not only a
home, but the opportunity to develop the skills needed to gain
independence in the wider community. For these reasons, the
importance of the continued availability of this accommodation
based service for young people in Bedford, has been a high
priority. This has been bpha’s guiding principle in seeking
alternative, more viable options to keep The Foyer open.

Generate a better focus and enable
improved social outcomes for
residents and communities
bpha, as the landlord, provided both accommodation and
support to residents of The Foyer but did not operate as a
hostel. The associated implications of operating in this way were
becoming increasingly challenging, posing a significant threat
to the future of The Foyer.
The solution has been to seek a partner to help us deliver
the service. bpha in partnership with YMCA Bedfordshire are
now delivering this service. YMCA Bedfordshire has taken over
the management of The Foyer building, which is owned by
bpha, and now employs the same excellent staff team. This is
particularly positive as it affords continuity of support for the
young people residing there.
The Foyer continues to provide 34 rooms for people between
the ages of 16 and 25 and, as well as supporting people to
find work and training, also supports residents in developing
life skills such as budgeting, healthy eating and managing a
tenancy.
The Foyer now generates rental income for bpha. Although the
Supporting People grant which funded staff would no longer
have been available to bpha, by transferring the management
of The Foyer to YMCA Bedfordshire, this vital service was able
to continue.

VFM Case Study 3 – Resident involvement
bpha recognise that working collaboratively with other service
providers can improve VFM for customers. An example of this is
bpha’s participation in the Bedfordshire Resident Involvement
Forum which delivers a variety of training services to residents.
This gives bpha residents access to valuable training in a cost
efficient manner.
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VFM Case Study 4 – Utilities
bpha recognised the need to procure utilities in the most
efficient way, to reduce the processing costs and to improve
the accuracy of billing to customers. This led bpha to pursue a
dual strategy during the year of securing competitive prices and
improving the accuracy of our data.
bpha undertook a competitive tender process and has adopted
a strategy of consolidating suppliers wherever practicable onto
fixed price contracts. This has resulted in significant on-going
savings which has already been reflected in lower service
charges for the majority of residents.
The second strand to the strategy has been to arrange the
installation of smart meters on communal electricity supplies.
bpha now receives accurate monthly consumption data and
avoids the costly exercise of rectifying estimated charges. These
meters have been installed at no cost to bpha.

VFM Case Study 5
– Business transformation quick wins
In addition to some of the broader strategic initiatives there
were many smaller projects undertaken to deliver VFM. Many of
these were delivered in short timescales – ‘quick wins’.
1. New money advice system introduced – replaced an
outdated system. Now enables the team to have full case
management and produce KPI’s around case performance;
critical to supporting customers through Welfare Reform.
2. Updated the I.T. systems used by OneCall in handling
customer repairs calls, allowing us to diagnose repairs more
accurately and send the appropriate tradesperson with the
correct items to achieve a first time repair, thereby increasing
customer satisfaction.
3. Introduction of hand held tablet devices to enable on-site
stock surveys and allow data to be posted directly to the
property management system; data collection time and
accuracy significantly improved.
4. New system introduced enabling customers to make
miscellaneous payments by debit card through the OneCall
contact centre thus reducing process costs and increasing
customer service.
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Financial review
bpha produced another strong financial performance in the
year to 31 March 2013. The overall surplus for the year of
£5.1m was similar to the previous year (2011/12: £5.2m).
Increased rental income was offset by increased interest costs
and higher depreciation. Expenditure on routine and planned
maintenance was slightly higher than the previous year
reflecting additional property numbers and strategic investment
priorities. The £2.2m surplus from property sales was £0.5m
higher than 2011/12.

Analysis of Turnover
5%
9%
4%
13%

Turnover

£79.9m

Income and Expenditure

(2011/12: £77.3m)

Details of income and expenditure from lettings are detailed in
Note 3 to the financial statements, but key points to note are as
follows:
Turnover increased by £2.6m to £79.9m. Income from social
housing lettings increased by £4.9m due to additional
properties being made available as well as rent increases. The
increase in rental income was partly offset by a reduction in
income from other social housing activities.

83%

86%

Key:
Social Housing Income
Other Social Housing Income
Non-Social Housing Income

Operating costs (excluding costs relating to property sales) were
£38.8m (2011/12: £37.0m):

5%

• Management costs increased by 7.5% in the year. This was
higher than the rate of the increase in property (2.2%)
owned by bpha and reflects one-off costs associated with
transforming the business as described earlier.

9%
4%
13%

9%

• The decrease in expenditure on services from £6.3m to
£6.2m reflected improved purchasing, particularly on utility
costs, which offset the costs associated with the higher
number of properties in management and additional services
provided to existing properties.

5%

Balance Sheet
The Association has a strong asset base. The balance sheet
value of total assets less current liabilities is £911m (2011/12:
£861m). The asset base has been funded through a
combination of retained reserves of £275m (2011/12: £265m)
and long term funding of £636m (2011/12: £596m).
Tangible fixed assets increased by £52.4m. The stock of housing
properties has been valued at 31 March 2013 on an existing
use value for social housing basis by FPD Savills at £756.4m
(2012: £733.5m), an increase of £22.9m. In addition, FPD

£79.9m

5%

(2011/12: £77.3m)
9%

• Routine and planned maintenance costs of £10.9m showed
a small increase from £10.8m in the previous year.
• Depreciation has increased by £0.5m in 2012/13, reflecting
the increase in the number of properties and higher property
valuation.

Turnover

8%

56%

58%

9%
5%

5%

Key:
General housing
Low cost home ownership
Supported Housing
Residential care homes
Others
Other Social Housing Income
Non-Social Housing Income

Savills have valued the residential care homes at £66.8m
(2011/12: £51.4m) bringing the total property valuation
up to £823.2m. During the year bpha’s property portfolio
(owned and managed) increased by 205 units to 17,218. This
was primarily due to the completions from the development
programme.
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Analysis of Operating Costs
5%

4%
5%

2%

25%
25%

21%

21%

Operating costs

(excluding costs relating
to property sales)

£38.8m

1%

1%

11%

(2011/12: £37.0m)

17%

16%

10%
18%

18%

Key:
Housing Management costs
Service Charge cost
Routine Maintenance
Planned Maintenance
Rent losses from bad debts
Depreciation
Other Social Housing activities
Non-Social activities

Accounting Policies
The Association’s accounting policies are set out in pages 23
and 24 of the financial statements.
The policies that are most critical to the financial results relate
to accounting for housing properties and include capitalisation
of interest for developments; deduction of capital grant
from the cost of assets; housing property depreciation and
capitalisation of major improvements to the housing stock.

Funding
A key feature of bpha’s financial affairs is its debt structure
which is a result of (i) the funding of the initial stock transfer
from the local authority, and (ii) the funding of further property
development and acquisitions in the subsequent 23 years. Total
borrowings, mainly in the form of long term bank loans from
seven leading UK financial institutions, now stand at £593m.
bpha continues to be well financed with undrawn borrowing
facilities of £107m that are more than sufficient to meet
planned net operational and development expenditure for the
year ahead. Options to meet medium to long term requirements
with both existing and new funding parties continue to be
explored.
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Capital expenditure during the year on the purchase and
development of housing, net of grant and asset sales, totalled
£38.1m (2011/12: £38.5m) and was funded through a
combination of loans drawn on existing facilities and utilisation
of cash deposits.
Prior to the current year bpha had entered into a number of
interest hedging arrangements to fix part of its interest costs.
Continued economic concerns during the year, particularly
within the Eurozone, and the view that the United Kingdom
is a relatively safe haven, have caused projected interest
rates to remain low. Under the terms of the International
Swaps and Derivatives Association (‘ISDA’) contracts, this has
required bpha to continue to provide security collateral to
our counterparties. These deposit requirements fluctuate and
are refunded as and when the market anticipates interest rate
increases. bpha has chosen to meet these marked to market
collateral obligations largely by depositing cash, which at the
year end totalled £41.3m (2011/12: £43.4m), though we retain
the option to charge property to counterparties.
Interest charged on loans comprises the single largest category
of expenditure in bpha’s income and expenditure account.
Interest costs have increased by £4.2m. This is due to increased
borrowings and due to drawing upon loans arranged post
banking crises which are more expensive.
bpha continues to comply with the accounting disclosures
required for pensions under FRS17. The balance sheet includes
a pension liability of £19.7m (2011/12: £15.7m), which
represents the Association’s share of a long term liability under
the Local Government Pension Scheme of which it has been a
member for many years. The liability increased in the year by
£4.0m due mainly to a fall in the discount rate used to calculate
future pension liabilities (see note 17).

Conclusions
Overall 2012/13 has been another successful year for bpha.
Our operational activities run at a surplus of £36.3m, which
at 45.5% of turnover is high by sector standards reflecting
the efficient nature of bpha’s operations. We continue to be a
significant developing association. Investment is being made
into processes, people and technology to drive efficiency and
improve customer service. The actions that we are currently
taking put us in a strong position to meet the challenges ahead.

John Cross
(Chief Executive Officer)
01 July 2013
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The Board presents its report and
audited financial statements for
the year ended 31 March 2013.
Principal activities
The Association is a registered provider of social housing
regulated by the Homes and Communities Agency and is
registered as a charitable Industrial and Provident Society under
the Industrial and Provident Societies Act 1965. The Association
was formed in 1989 to take over the entire housing stock of
Bedford Borough Council (then North Bedfordshire Borough
Council) and initially provided rented housing for those tenants
that had transferred. Of the stock that was transferred in 1990,
we continue to own 5,621 housing units which represent about
one-third of current stock. The remaining two-thirds have been
developed or acquired in the 23 years since.
bpha is now a mature association that continues to grow and
diversify its services for a wide range of customers including key
public sector workers and others in
need of low cost homes. bpha now
operates across the counties to the
north and west of London. An Operating and Financial review
of the year’s activities is set out on pages 7 to 12.

Council and therefore an ‘officer’ and three Executive Directors.
The independent Board members are drawn from a wide
background bringing together professional, commercial and
local experience.
The Executive Directors of the Association are the Chief
Executive Officer, the Chief Financial Officer and the Chief
Operating Officer.
The Executive Directors hold no interest in the Association’s
shares and act as executives within the authority delegated by
the Board.
The Association has insurance policies, which indemnify its
Board members and Executive Directors against liability when
acting for the Association.

Small board, more meetings, more commitment

Performance for the year
Details of the financial performance of the Association are set
out within the Operating and Financial Review on pages 11 to
12.

Housing property assets
Details of changes to the Association’s fixed assets are shown
in note 10 to the financial statements. Housing property values
are considered in the Operating and Financial Review.

Board members, Officers and Executive Directors
The present Board members and the Executive Directors of the
Association are set out on page 1. The Board comprises nine
members at 31 March 2013, consisting of, five independent
members who own one share each in the Association, one
local authority member nominated by Bedford Borough

The Board, Committees and Governance
The Board has overall responsibility for all aspects of the
business and the Association’s system of internal controls.
In response to the significant changes in the commercial and
regulatory landscape the Board commenced, during 2010/11,
an extensive review of the governance arrangements of bpha.
This process has included an evaluation of the skills of the
Board and the relationship of the Board to its Committees and
the responsibilities and structure of these Committees.
The revised governance arrangements require Board members
to commit significantly more time than previously to their
roles to ensure that the Board and its Committees function
effectively. The Non-Executive Directors and co-opted
independent Committee members not only prepare for and
attend formal Board / Committee meetings but also provide
considerable on-going input to governance arrangements
through informal meetings, consideration of technical matters
and guidance and challenge to the Executive.

The governance and scrutiny arrangements can be summarised as follows:
Board
Resident Scrutiny and
Improvement Group

Operations
Board

Development
Projects Board

Audit
Committee

Remuneration
Committee
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The Audit Committee and Operations Board include co-opted
independent members who bring specific knowledge and
experience to the role and who were appointed following an
external recruitment process.
Following the establishment of these Boards and Committees
last year, during 2012/13 the terms of reference of each
Committee were reviewed to ensure that these were working
effectively and if deemed appropriate were amended to give
clear accountability for specific matters.
The governance and scrutiny arrangements and terms of
reference can be summarised as follows:

Internal Audit
To advise the Board on the provision of the internal audit
service, to monitor the effectiveness of the internal audit
service; to consider, approve and monitor progress against
the annual internal audit plan and to consider and advise
on internal audit reports.
External Audit
To advise the Board on the appointment of external
auditors, to review and monitor the effectiveness of the
external audit work and to consider the external auditor’s
Audit Findings Report.

Operations Board

Remuneration Committee

The Operations Board is chaired by the Vice Chair of the Board.
The Operations Board comprises two Non-Executive directors of
the Board, two independent members, two resident members
and one Executive Director of bpha. The Operations Board
is attended in observer status by the Chair of the Resident
Scrutiny and Improvement Group.

The Board has established a Remuneration Committee which
is chaired by a Board member. The Remuneration Committee
comprises three Non-Executive Directors of the Board. The
terms of reference of the Committee include determining the
remuneration and terms and conditions of employment of the
Chief Executive Officer; setting and evaluating all elements of
the remuneration package for the Executive Team and assessing
the skills, experience and other attributes required to effectively
govern the Association. Details of Director’s remuneration are
set out in Note 4 to the financial statements.

The purpose of the Operations Board is to champion and drive
an engaged customer focused service which provides assurance
to the Board and customers that bpha’s operational delivery
is efficient, effective and compliant with the customer service
regulatory framework.
To do this, the Operations Board sets the customer service
principles and parameters of bpha’s operational strategy and
oversees strategic outcomes, including operational performance,
significant customer impacts and resident engagement.

Development Projects Board
The Board has established a Development Projects Board
which is chaired by a Board member. Its principal purpose is to
scrutinise and recommend relevant development projects for
approval to the Board / Chairs’ Group.

Audit Committee
The Audit Committee, comprising one Board member and two
independent members, has the following terms of reference:

Subsequent to the year end, Stephen Hallett stepped down
from the Remuneration Committee and Cllr Shan Hunt was
appointed.

Resident Scrutiny and Improvement Group
The Association has a Resident Scrutiny and Improvement
Group. This Group is independent of the Board. They can
make direct recommendations to Heads of Service and hold
the Board to account for how changes arising from their
recommendations are implemented.
The role of the Resident Scrutiny and Improvement Group is to:
1. Monitor, scrutinise and challenge bpha’s performance to
ensure continual improvement and development of best
practice in service delivery for residents and future residents,
subject to appropriate regulatory and financial constraints.

Risk Management
To advise the Board on the effectiveness of the Association’s
internal control and risk management systems including
controls for assessing risk.

2. Ensure that residents are involved at the highest level of
decision making and that bpha’s strategic direction in
service delivery reflects the needs and aspirations of its
customers and residents.

Finance
To advise the Board on the adequacy of the Association’s
financial reporting controls. To review the annual audited
financial statements before submission to the Board.

3. Strengthen the links between current resident involvement
activities and governance structures to ensure that residents
are able to influence bpha’s decision-making process, and to
improve the variety of resident involvement activities offered.
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4. Hold the Board of bpha to account in relation to customer
service delivery.
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Membership and record of attendance
Committee
Stephen Hallett
Fiona Gregory
John Cross
Paul Gray
Neil McGregor-Patterson
David Keeling
Geoff Potton
Peter Male
Shan Hunt
(resigned 25/06/2012)
Tony Baker
Peter Bateson
Tim Ludlow
Geri McLeary
(resigned 31/05/2013)
Kate Nelson
(resigned 14/02/2013)
Judith Pokora
Jaz Saggu
(resigned 04/07/2012)
John Scott
Melusi Jubane
Dave Bartley

Board
8/8
8/8
8/8
8/8
7/8
7/8
8/8
8/8
7/8

NHF Code of Governance
During the year the Association has complied with the National
Housing Federation Code of Governance (Revised 2010).

Internal Controls Assurance
The Board acknowledges its overall responsibility for
establishing and maintaining the whole system of internal
control and for reviewing its effectiveness. This responsibility
applies to all of the Association.
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.
The process for identifying, evaluating and managing the
significant risks faced by the Association is on-going and has
been in place throughout the period commencing 1 April 2012
up to the date of approval of the annual report and financial
statements.

Key elements of the control framework include:
• Board approved terms of reference and delegated authorities
for Audit Committee, Development Projects Board,
Operations Board and Remuneration Committee;

Operations
Board

Development
Projects Board

Audit
Committee

6/6
6/7
7/7
5/6
5/6

Remuneration
Committee
3/3
3/3
2/3
2/3

7/7
7/7
5/5

1/2
5/5
5/5
5/6
5/6
3/6
6/6
2/3
5/5
5/5

1/2

• clearly defined management responsibilities for the
identification, evaluation and control of significant risks;
• robust strategic and business planning processes, with
detailed financial budgets and forecasts;
• formal recruitment, retention, training and development
policies for all staff;
• established authorisation and appraisal procedures for all
significant new initiatives and commitments;
• a sophisticated approach to treasury management which is
subject to periodic review by internal audit;
• regular reporting to the appropriate committee on key
business objectives, targets and outcomes;
• Board approved whistleblowing, anti-theft and bribery and
corruption policies;
• Board approved fraud policies, covering prevention,
detection and reporting; together with recoverability of
assets;
• regular monitoring of loan covenants and requirements for
new loan facilities.
The Board cannot delegate ultimate responsibility for the
system of internal control, but has delegated authority to the
Audit Committee to regularly review the effectiveness of the
system of internal control. The Board receives minutes of Audit
Committee meetings.
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The Board has received confirmation from the Executive
Directors that the system of internal control of the Association
is effective. The Board has also received the annual report of the
internal auditor which did not identify any matters that would
undermine the overall integrity of the system of internal control.

Risk
bpha has a formal risk management policy which identifies,
evaluates, manages and monitors the significant risks it faces. A
key aim is to foster a culture in which all staff throughout bpha
take responsibility for the management of risk.
The Chief Executive Officer has overall day-to-day responsibility
for risk management. It is the role of management to
implement Board policies on risk and control. In fulfilling their

responsibilities, management identify and evaluate the risks
faced by bpha for consideration by the Board and design,
operate and monitor a suitable system of internal control.
The top risks to bpha with a high potential impact and / or
high probability, together with any emerging risks, are brought
to the Board’s attention. These top risks are reported to each
meeting of the Board, specifically noting any changes since
the last report. The Audit Committee, which meets a minimum
of four times a year, has delegated Board responsibility for the
detailed consideration of risk.
All employees have some responsibility for internal control
as part of their accountability for achieving objectives. They
collectively have the necessary knowledge, skills, information,
and authority to establish, operate and monitor the system of

The main risks that the Association has identified and the actions taken to mitigate those risks are:
Key Risk
Operational
Failure to deliver improved systems and processes
capable of supporting bpha’s growth aspirations.
Impact of Welfare Reform.
Failure to comply with gas safety legislation.
Fire in a property.
Business Continuity plan fails to work as expected.
Development
Not generating sufficient funding capacity through
tenure conversions; assets sales and other means.

Failure to deliver the HCA programme.
Breakdown in strategic relationships.
Treasury Management
Failure to comply with covenants.
Insufficient security to support facility drawdowns.
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Summary of actions being taken
Transformation Project reported to each Board meeting.
Reporting to each Operations Board of actions being taken to mitigate
the impact of Welfare Reform.
Operations Board receive details of gas safety compliance.
Progress against inspection plan and rectification of outstanding
actions reported to Board.
Regular testing and lessons learned.

Monthly meeting of Chief Executive Officer, Chief Financial Officer
and Chief Operating Officer to consider progress on all development
projects, forthcoming contracts, projected headroom and other
matters, before making commitments.
Monthly report on shared ownership sales and tenure conversions.
Report to each Board meeting.
Regular meetings at all levels with key stakeholders.

Ongoing monitoring and quarterly report of compliance with
covenants to Board and funders.
Security charged on regular basis and ongoing monthly review and
update of rolling headroom projections.
Annually prepared Business Plan, which models all aspects of financial
viability including covenant compliance and analyses sensitivity
changes in key assumptions.
Daily monitoring of marked to market exposure.
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internal control. This requires an understanding of bpha, its
objectives, the sectors and markets in which it operates, and the
risks it faces.

Employees
The strength of the Association lies in the quality and
commitment of its employees. The Association’s ability to meet
its objectives and commitments to residents in an efficient and
effective manner depends on the contribution of employees
throughout the Association.
The Association continues to provide information on its
objectives, progress and activities through regular office and
departmental meetings.
The Association is committed to equal opportunities for all
employees and in particular it supports the employment of
disabled people, both in recruitment and in the retention of
employees who become disabled whilst in the employment of
the Association.
The Association has adopted the Code of Practice on Race
Equality arising from the Race and Housing Inquiry Challenge
Report 2001.

Health and safety
The Board is aware of its responsibilities on all matters
relating to health and safety and receives status reports at
every meeting. The Association has prepared detailed health
and safety policies and procedures, and provides training and
education on health and safety matters for Board members,
senior management and staff.

Fundraising for community projects
The Association has been successful in raising funds for special
community projects from a variety of sources and acknowledges
the support and generosity of organisations that have been
involved in fundraising initiatives.
Grant income received in the year 2012/13 includes the
following:
• European Social Fund Co-Finance £69,260 for the
Community Employment Support program.
• National Careers Service £7,715 to provide individually
tailored information, careers and skills advice.
Grants under £10,000 in the form of restricted funds for
specific community based projects have been received from
Brickhill Parish Council, Awards For All, House of Industry Estate,
and St Neots Town Council.

Post balance sheet events
We consider there have been no events since the financial
year-end, which have had a significant effect on the financial
position of the Association.

Going concern
After making enquiries, which include a review of the monthly
cashflow forecasts and noting undrawn facilities available of
£106.8m, the Board has a reasonable expectation that the
Association has adequate resources to continue in operational
existence for the foreseeable future. For this reason, it continues
to adopt the going concern basis in the financial statements.

Statement of the responsibilities of the Board
for the report and financial statements
The Board is responsible for preparing the report and financial
statements in accordance with applicable law and regulations.
Industrial and Provident Society legislation requires the Board
to prepare financial statements for each financial year. Under
the law the Board have elected to prepare the financial
statements in accordance with United Kingdom Generally
Accepted Accounting Practice (United Kingdom Accounting
Standards and applicable laws). Under the Industrial and
Provident Society legislation the Board must not approve the
financial statements unless they are satisfied that they give a
true and fair view of the state of affairs and surplus or deficit
of the Association for that period. In preparing these financial
statements, the Board are required to:
• select suitable accounting policies and then apply them
consistently;
• make judgments and accounting estimates that are
reasonable and prudent;
• state whether applicable UK Accounting Standards and
the Statement of Recommended Practice: ‘Accounting by
Registered Housing Providers (‘SORP’) Update 2010’, have
been followed, subject to any material departures disclosed
and explained in the financial statements; and
• prepare the financial statements on the going concern basis
unless it is inappropriate to presume that the Association will
continue in business.
The Board is responsible for keeping proper accounting records
which disclose with reasonable accuracy at any time the
financial position of the Association and enable it to ensure
that the financial statements comply with the Industrial and
Provident Societies Acts 1965 to 2002. It is also responsible for
safeguarding the assets of the Association and hence for taking
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reasonable steps for the prevention and detection of fraud and
other irregularities.
In so far as each member of the Board is aware:
• there is no relevant audit information of which the
Association’s auditors are unaware; and
• the Board has taken steps that it ought to have taken to
make itself aware of any relevant audit information and to
establish that the auditors are aware of that information.
The Board are responsible for the maintenance and integrity
of the corporate and financial information on the Association’s
website. Legislation in the United Kingdom governing the
preparation and dissemination of financial statements may
differ from legislation in other jurisdictions.

Auditors
A resolution to reappoint Grant Thornton UK LLP as auditors of
the Association will be submitted to the 2013 Annual General
Meeting.

Statement of compliance
In preparing this Operating and Financial Review and Board
report, the Board has followed the principles set out in the
SORP 2010.
The report of the Board was approved by the Board on 1 July
2013 and signed on its behalf by:

Paul Gray FCA
(Chief Financial Officer and Secretary)
1 July 2013

18

bpha Report and Financial Statements for the year to 31 March 2013

Independent auditors’ report to the members of
Bedfordshire Pilgrims Housing Association Limited
We have audited the financial statements of Bedfordshire
Pilgrims Housing Association for the year ended 31 March
2013 which comprise the income and expenditure account,
the statement of total recognised surpluses and deficits, the
note of historical cost surpluses and deficits, the balance sheet,
the cash flow statement and the related notes. The financial
reporting framework that has been applied in their preparation
is applicable law and United Kingdom Accounting Standards
(United Kingdom Generally Accepted Accounting Practice).
This report is made solely to the housing association’s members,
as a body, in accordance with regulations made under Section
9 of the Friendly and Industrial and Provident Societies Act
1968. Our audit work has been undertaken so that we might
state to the housing association’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
housing association and the housing association’s members as
a body, for our audit work, for this report, or for the opinions
we have formed.
Respective responsibilities of
the board and the auditor
As explained more fully in the Statement of the responsibilities
of the Board set out on page 17, the Board is responsible for
the preparation of financial statements which give a true and
fair view. Our responsibility is to audit and express an opinion
on the financial statements in accordance with applicable law
and International Standards on Auditing (UK and Ireland). Those
standards require us to comply with the Auditing Practices
Board’s (APB’s) Ethical Standards for Auditors.

Opinion on financial statements
In our opinion the financial statements:
• give a true and fair view of the state of the association’s
affairs as at 31 March 2013 and of its income and
expenditure for the year then ended;
• have been properly prepared in accordance with the Industrial
and Provident Societies Acts, 1965 to 2002, the Housing
and Regeneration Act 2008 and The Accounting Direction for
Private Registered Providers of Social Housing 2012.
Matters on which we are
required to report by exception
We have nothing to report in respect of the following matters
where the Industrial and Provident Societies Acts, 1965 to 2002
requires us to report to you if, in our opinion:
• a satisfactory system of control over transactions has not
been maintained; or
• the association has not kept proper accounting records; or
• the financial statements are not in agreement with the
books of account; or
• we have not received all the information and explanations
we need for our audit.

Scope of the audit of the financial statements
A description of the scope of an audit of financial statements
is provided on the APB’s website at www.frc.org.uk/apb/scope/
private.cfm.
Grant Thornton UK LLP
Statutory Auditor,
Grant Thornton House
202 Silbury Boulevard
Central Milton Keynes
MK9 1LW
2 July 2013
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Income and expenditure account
for the year to 31 March 2013
Note
Turnover: continuing activities

3

2013
£’000
79,871

Operating costs

3

(43,560)

(44,650)

Operating surplus: continuing activities

3

36,311

32,595

9
6
7
17

2,235
309
(32,970)
(788)

1,678
113
(28,760)
(425)

8

5,097

5,201

Surplus on sale of fixed assets
Interest receivable and other income
Interest payable and similar charges
Other finance costs
Surplus for the financial year

2012
£’000
77,245

Statement of total recognised surpluses and deficits
for the year to 31 March 2013
Note
Surplus for the financial year
Unrealised surpluses on revaluation of properties
Actuarial (losses) relating to pension scheme

19
17

Total recognised surpluses since last annual report

2013
£’000
5,097
8,813
(3,527)

2012
£’000
5,201
10,297
(4,064)

10,383

11,434

Note of historical cost surpluses and deficits
for the year to 31 March 2013
Note
Reported surplus on ordinary activities
Realisation of property revaluation
Historical cost retained surplus

The notes on pages 23 to 41 form part of these financial statements.
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2013
£’000
5,097
714

2012
£’000
5,201
609

5,811

5,810
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Balance sheet
as at 31 March 2013
Fixed assets
Tangible assets
Investments
Homebuy loan
Homebuy grant

Current assets
Properties for sale
Debtors
Investments
Cash

Note

2013
£’000

2012
£’000

10(i)

857,535

805,163

63,843
(47,881)
15,962
873,497

67,917
(51,346)
16,571
821,734

5,012
6,299
41,347
6,627
59,285

4,338
6,718
43,423
4,120
58,599

(21,342)

(19,692)

37,943

38,907

911,440

860,641

11
12

Less : creditors
Amounts falling due within one year

13

Net current assets
Total assets less current liabilities
Creditors
Amounts falling due after more than one year
Net pension liability

14
17

616,577
19,737
636,314

580,172
15,726
595,898

Capital and reserves
Called-up share capital
Revenue reserve
Revaluation reserve

18
19
19

–
18,439
256,687
275,126

–
16,155
248,588
264,743

911,440

860,641

The notes on pages 23 to 41 form part of these financial statements.
The financial statements were approved by the Board on 1 July 2013 and were signed on its behalf:

S Hallett
(Chairman)

P Gray
(Chief Financial Officer and Secretary)
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Cashflow statement
for the year to 31 March 2013
Note

2013
£’000
41,781

2012
£’000
42,235

Return on investments and servicing of finance
Net interest paid

(33,378)

(28,820)

Net cash outflow from return on investments and servicing of finance

(33,378)

(28,820)

Capital expenditure
Purchase and development of housing properties
Social housing grant received
Other sales of housing properties
Purchase of other fixed assets

(52,493)
7,667
6,731
(30)

(63,753)
19,547
5,830
(138)

Net cash outflow from capital expenditure

(38,125)

(38,514)

2,076

8,550

Financing
Loans received
Loans repaid

45,250
(15,097)

69,695
(53,633)

Net cash inflow from financing

30,153

16,062

2,507

(487)

Net cash inflow from operating activities

23

Management of liquid resources
Net cash withdrawal of short term deposits and investments

Increase/(decrease) in cash
The notes on pages 23 to 41 form part of these financial statements.

22

24

bpha Notes to the Financial Statements for the year to 31 March 2013

Notes to the Financial Statements
for the year to 31 March 2013
1. Legal status

Loan issue costs

The Association is registered under the Industrial and Provident Societies Act
1965 and is registered with the Homes and Communities Agency as a social
landlord.

Costs incurred in raising loan finance are recorded as a deduction from gross
proceeds of the loan and subsequently amortised in the income and expenditure
account over the term of the loan. Other loan costs and facility fees are charged to
the income and expenditure account as incurred.

2. Principal accounting policies

Derivatives

Basis of accounting
The financial statements are prepared in accordance with UK Generally Accepted
Accounting Principles (UK GAAP) and the Statement of Recommended Practice:
Accounting by Registered Social Housing Providers Update 2010 and comply with
the Accounting Direction for Private Registered Providers of Social Housing 2012.
The financial statements are prepared on the historical cost basis of accounting
subject to the annual revaluation of certain fixed assets.
A summary of the more important accounting policies is set out below and remain
unchanged from the prior year.
Going concern
The Association’s business activities, its current financial position and factors
likely to affect its future development are set out within the Operating and
Financial Review. The Association has in place long-term debt facilities which
provide adequate resources to finance committed reinvestment and development
programmes, along with the Association’s day-to-day operations. The Association
also has a long-term business plan which shows that it is able to service these
debt facilities whilst continuing to comply with lenders’ covenants.
Turnover
Turnover comprises rental income receivable in the year, income from shared
ownership first tranche sales and other services, fees and revenue grants
receivable from local authorities and the Homes and Communities Agency.
Rental income is recognised from the point when properties under development
reach practical completion or otherwise become available for letting. Income from
property sales is recognised at the point of legal completion of the sale. Revenue
grants are recognised when the conditions for receipt of agreed grant funding
have been met. Charges for support services funded under Supporting People are
recognised as they fall due under the contractual arrangements with Administering
Authorities.
Taxation
The Association has charitable status and is not subject to Corporation Tax on
surpluses arising as a result of, or earned in furtherance of, its charitable objectives.
Value Added Tax
The Association charges value added tax (VAT) on some of its income and is able
to recover part of the VAT it incurs on expenditure. The financial statements include
VAT to the extent that this is suffered by the Association and not recoverable from
HM Revenue and Customs.
Interest Payable
Interest is capitalised on borrowings to finance developments to the extent that it
accrues in respect of the period of development if it represents either:
a) interest payable on borrowings specifically financing the development
programme after deduction of interest receivable on social housing grant
(SHG) in advance; or
b) interest payable on borrowings of the Association as a whole after deduction
of interest receivable on SHG in advance to the extent that they can be
deemed to be financing the development programme.

The Association uses interest rate swaps to reduce its exposure to future increases
in interest rates on floating rate loans. The notional principal is not reflected in the
Association’s balance sheet. Payments made under swaps are accrued over the
payment period on a straight-line basis.
Pension costs
The Association operated a defined benefit pension scheme which closed to new
members from 31 March 2010.
The assets of the closed scheme are invested and managed independently of the
finances of the group. Pension costs are assessed in accordance with the advice
of an independent qualified actuary. The operating costs of providing retirement
benefits to participating employees are recognised in the accounting periods in
which the benefits are earned. The related finance costs, expected return on assets
and any other changes in fair value of the assets and liabilities, are recognised in
the accounting period in which they arise. The operating costs, finance costs and
expected return on assets are recognised in the income and expenditure account
with any other changes in fair value of assets and liabilities being recognised in
the statement of total recognised surpluses and deficits.
Since 1 April 2010 a defined contribution scheme has been available to new
members. The income and expenditure charges represent the employers’
contribution payable to the scheme for the accounting period.
Supporting People
Charges for support services funded under Supporting People are recognised as
they fall due under the contractual arrangements with Administering Authorities.
Housing properties
Housing properties are principally properties available for rent and properties
subject to shared ownership leases. Completed housing properties are revalued
annually. The aggregate surplus or deficit on revaluation is transferred to a
revaluation reserve.
Housing properties under construction are stated at cost less related social housing
grant and other capital grants. They are transferred into housing properties when
completed.
Costs include the costs of acquiring land and buildings, development costs, interest
charges incurred during the development period and expenditure incurred in
respect of improvements. Improvements are works which result in an increase in
the net rental income, such as a reduction in future maintenance costs, or result in
a significant extension of the useful economic life of the property in the business.
Only the direct overhead costs associated with new developments or improvements
are capitalised.
Shared ownership properties are split proportionately between current and fixed
assets based on the element relating to expected first tranche sales. The first
tranche proportion is classed as a current asset and related sales proceeds included
in turnover. The remaining element, less any provisions needed for depreciation or
impairment, is classed as a fixed asset and included in housing properties.
Donated land
Land donated by local authorities and others is added to cost at the market value of
the land at the time of donation.

Other interest payable is charged to the income and expenditure account in the
year.

23

bpha Notes to the Financial Statements for the year to 31 March 2013

2. Principal accounting policies
(continued)

Impairment
Properties which are depreciated over a period in excess of 50 years are
subject to impairment reviews annually. Other assets are reviewed for
impairment if there is an indication that impairment may have occurred.

Social housing grant
Social housing grant (SHG) is receivable from the Homes and Communities Agency
(HCA) and is utilised to reduce the capital costs of housing properties, including
land costs. It is allocated to the land and structure components of the associated
asset in proportion to their cost. Grant receivable in respect of identifiable
components is allocated to those components.
SHG due from the HCA is included as a current asset whereas sums received in
advance are recorded as a liability.
SHG is subordinated to the repayment of loans by agreement with the HCA. SHG
released on sale of a property may be repayable but is normally available to be
recycled and is credited to a Recycled Capital Grant Fund and included in the
balance sheet in creditors.
Other grants
These include grants from local authorities and other organisations. The capital
cost of housing properties are stated net of grants receivable on these properties.
Grants in respect of revenue expenditure are credited to the income and
expenditure account in the same period as the expenditure to which they relate.
Homebuy and other similar schemes
The Association retains a stake in the form of a loan to the homeowner, in
properties whereby the homeowner was assisted in their home acquisition through
the Homebuy and Open Market Homebuy schemes. Investment in Homebuy is
funded through Social Housing Grant and held in the balance sheet at historical
cost. Upon crystallisation of a stake, the HCA grant is released and is normally
available to be recycled. It is credited to a Recycled Capital Grant Fund and included
in the balance sheet in creditors.
Depreciation of housing properties
The Association separately identifies the major components which comprise its
housing properties and charges depreciation, so as to write down the cost of each
component to its estimated residual value on a straight line basis over its estimated
useful life.
The depreciable amount is arrived at on the basis of the revalued amount, less
the residual value (being the estimated value of the land at existing use – social
housing) and less the proportion of SHG and other grants attributable to housing
properties.
Care Home properties are depreciated over the length of the related Lease
Agreements.
Major components are treated as separable assets and depreciated over their
expected useful economic lives as detailed below

Assets

Years

Structure

100

Kitchens

20

Bathrooms

30

Heating Systems – Boilers

12

Heating Systems – Radiators

30

Roofs

60

Windows and Doors

30

Electrics

30

Lift – Refurbishment

20

Lift – Renewal

60

Freehold land is not depreciated.
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Where there is evidence of impairment, fixed assets are written down to their
recoverable amount. Any such write down would be charged to operating
surplus unless it was a reversal of a past revaluation surplus, in which case it
would be taken to the statement of total recognised gains and losses.
Other tangible fixed assets
Tangible fixed assets, except housing properties, are stated at cost less
accumulated depreciation. Furniture and equipment are depreciated on a
straight line basis over the expected economic useful lives of the assets, which
range between two and ten years. Long leasehold offices are depreciated on
a straight line basis over 120 years.
Leased assets
Rentals payable under operating leases are charged to the Income and
Expenditure account on a straight line basis over the lease term.
Properties for sale
Shared ownership first tranche sales and property under construction are
stated at the lower of cost and net realisable value. Cost comprises materials,
direct labour and direct development overheads. Net realisable value is based
on estimated sales price after allowing for all further costs of completion and
disposal.
Current asset investments
Current asset investments are stated at market value and include marked to
market collateral deposits and investments.
Liquid resources
Liquid resources are readily disposable current asset investments. They include
some money market deposits held for more than 24 hours that can only be
withdrawn without penalty on maturity or by giving notice of more than one
working day.
Major repairs
The Association is committed to carrying out a comprehensive major repairs
and improvements programme on all housing stock. Works to existing
properties which replace a component that has been treated separately for
depreciation purposes are capitalised as improvements. Any other major
repairs are charged to the income and expenditure account. The Association
funds major repairs on the residential care homes for Oxfordshire Care
Partnership (OCP) with funds received from OCP to cover expected repairs
over the life of the homes. This income is included in turnover on a basis
that matches repair expenditure incurred. Any excess income is included in
deferred income.
Revaluation Reserve
The difference between the valuation of housing properties and their
historical cost carrying value is transferred to the revaluation reserve.
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3. Turnover, operating costs and operating surplus
2013

Social housing lettings

2013
Turnover
£’000

Operating
costs
£’000

Operating
surplus
£’000

69,227

(35,479)

33,748

517

(517)

–

701

(192)

509

5,247

(4,800)

447

Operating
surplus
as % of
turnover
49%

Other social housing activities
Supporting People Contract Income
Management Fees
First Tranche Shared Ownership Sales
Other (including Homebuy Agent)

Total social housing activities
Non social activities
Total housing activities

2012

Social housing lettings

426

(1,172)

(746)

6,891

(6,681)

210

3%

76,118

(42,160)

33,958

45%

3,753

(1,400)

2,353

63%

79,871

(43,560)

36,311

46%

2012
Turnover
£’000

Operating
costs
£’000

Operating
surplus
£’000

64,350

(34,140)

30,210

525

(525)

–

Operating
surplus
as % of
turnover
47%

Other social housing activities
Supporting People Contract Income
Management Fees
First Tranche Shared Ownership Sales
Other (including Homebuy Agent)

Total social housing activities
Non social activities
Total housing activities

420

(135)

285

7,949

(7,692)

257

1,063

(1,301)

(238)

9,957

(9,653)

304

3%

74,307

(43,793)

30,514

41%

2,938

(857)

2,081

71%

77,245

(44,650)

32,595

42%
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3. Turnover, operating costs and operating surplus (continued)
Income and expenditure
from social housing
lettings

General
housing
£’000

Low cost
home
ownership
£’000

Supported
housing
£’000

Residential
care
homes
£’000

Others
£’000

2013
£’000

2012
£’000

Income from social housing lettings
Rent receivable net of identifiable
service charges
Charges for support services
Service charge income

44,670

4,046

4,350

3,922

6,701

63,689

58,651

–

–

438

–

–

438

591

1,951

177

2,194

407

285

5,014

4,976

46,621

4,223

6,982

4,329

6,986

69,141

64,218

86

–

–

–

–

86

132

46,707

4,223

6,982

4,329

6,986

69,227

64,350

Management

(7,057)

(1,295)

(721)

–

(711)

(9,784)

(9,105)

Service charge cost

(2,038)

(374)

(3,580)

–

(205)

(6,197)

(6,316)

Net rents receivable
Revenue grants from local
authorities and other agencies
Total income from
social housing lettings
Expenditure on letting activities

Routine maintenance

(5,750)

–

(588)

–

(579)

(6,917)

(6,598)

Planned maintenance

(3,022)

–

(268)

(407)

(264)

(3,961)

(4,155)

(368)

(33)

(55)

–

(55)

(511)

(333)

Rent losses from bad debts

(4,866)

–

(563)

(2,301)

(379)

(8,109)

(7,633)

Total expenditure on
social housing lettings

Depreciation

(23,101)

(1,702)

(5,775)

(2,708)

(2,193)

(35,479)

(34,140)

Operating surplus on
social housing lettings

23,606

2,521

1,207

1,621

4,793

33,748

30,210

563

10

334

–

135

1,042

984

Void losses
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4. Non-executive directors’ and directors’ emoluments
The directors of the Association comprise Non-Executive Directors (Board members) and three Executive Directors. All
members of the Board (but excluding Cllr Shan Hunt) have been paid. Total emoluments in the period to 31 March 2013 for
the Non-Executive Directors amounted to £143K (2012: £137K).
Salaries
£’000

Non-Executive Directors’ emoluments
Stephen Hallett

Chair

Expenses
£’000

50

2

2013
Total
£’000

2012
Total
£’000

52

42

Fiona Gregory

Vice Chair, Chair – Operations Board

30

–

30

26

Peter Male

Chair – Audit Committee

20

–

20

18

Neil McGregor-Paterson Chair – Remuneration Committee

20

–

20

16

Geoff Potton

20

1

21

19

–

–

–

–

Chair – Development Projects Board

Cllr Shan Hunt
Anthony Baker

(resigned 1 August 2011)

–

–

–

8

John Scott

(resigned 4 July 2011)

–

–

–

8

140

3

143

137

In addition to the above a total of £27K (2012: £6K) was paid to the independent members of the Audit Committee and
Operations Board who are not directors of the bpha Board. These positions are paid annual remuneration up to £4K per member.
Executive Directors
The aggregate amount of emoluments (including pension contributions and benefits in kind) paid or receivable by the Executive
Directors of the Association during the year was £687,170 (2012: £627,377). Following Judith Pokora’s resignation in February
2013, bpha agreed that she would not be obliged to work her notice period and therefore her basic salary includes an amount that in
normal circumstances would have been recognised in the following year.
Bonuses are paid a year in arrears and therefore emoluments for 2013 include a bonus in respect of the year ended 31 March 2012.
Due to the dates of their recruitment, Paul Gray and Judith Pokora were not eligible for a bonus payment in 2012.
The Chief Executive Officer is an ordinary member of the Local Government Pension Scheme and no special or enhanced terms apply.
Basic
salary
£’000

Board Directors

Bonus
£’000

Benefits
in kind
£’000

Pension
contributions
£’000

2013
Total
£’000

2012
Total
£’000

John Cross

Chief Executive Officer

136

18

5

23

182

174

Paul Gray

Chief Financial Officer

110

15

2

13

140

128

100

13

3

17

133

127

346

46

10

53

455

429

Kate Nelson
Executive Director Corporate Services

77

10

2

13

102

98

Judith Pokora
Executive Director Customer Services
(resigned 14/2/2013)

108

11

2

9

130

100

185

21

4

22

232

198

531

67

14

75

687

627

David Keeling Chief Operating Officer
Other Executive Directors

Bonuses are only paid where the Remuneration Committee is satisfied that the individual concerned and the business has achieved
specific stretch targets.
The Chief Executive Officer is the highest paid Director.

27

bpha Notes to the Financial Statements for the year to 31 March 2013

5. Employee information
The average weekly number of persons expressed in full-time equivalents employed during the year was:
Staff numbers
Customer Relations

2013

2012

129

133

Property Services

61

63

Development

32

32

Finance

32

32

Corporate Services*

36

33

290

293

*During 2013 the IT service provision was brought back in-house resulting in an increase of Corporate Services employees.
Staff costs
(for the above persons)

2013
£’000

2012
£’000

Wages and salaries

9,442

Social security costs

874

826

1,332

1,302

Pension – defined benefit current service cost (note 17)
Pension – defined contribution cost

9,418

107

73

11,755

11,619

The number of staff (excluding directors) who receive remuneration on a full time equivalent basis in excess of £60k are as follows:
The full-time equivalent number of
staff who receive remuneration

2013
No.

2012
No.

£60,001 to £70,000

6

7

£70,001 to £80,000

1

–

£80,001 to £90,000

2

2

2013
£’000

2012
£’000

Full time equivalents are calculated based on a standard working week of 37 hours.

6. Interest receivable and other income
Interest receivable from unlisted investments

309

113

7. Interest payable and similar charges
2013
£’000
On bank loans, overdrafts and other loans
Less: interest payable capitalised on housing properties under construction
Capitalisation rate used to determine finance costs capitalised during the period

28

34,405

2012
£’000
30,401

(1,435)

(1,641)

32,970

28,760

5.29%

4.84%
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8. Surplus for the financial year
Surplus on ordinary activities is stated after charging:
Depreciation of housing properties
Depreciation of other tangible fixed assets

2013
£’000

2012
£’000

9,355

8,360

426

479

41

38

Auditors’ remuneration (including VAT)
for audit services
for non-audit services
– tax advisory
– other

2

3

15

7

78

80

Operating lease payments
Vehicles, computers and equipment

Further fees of £16,296 (2012: £16,920) were paid to the auditors for advice on tax in respect of various development projects which
have been capitalised.

9. Surplus on sale of fixed assets – housing properties
2013
£’000

2012
£’000

Disposal proceeds

6,731

5,830

Carrying value of fixed assets

(4,496)

(4,152)

2,235

1,678
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10(i). Tangible fixed assets
Housing
properties
£’000

Housing
properties in
the course of
construction
£’000

Long
leasehold
offices
£’000

Furniture
and
equipment
£’000

Total
£’000

Cost or valuation
At 1 April 2012
Schemes completed in the year

1,043,923

30,926

3,249

2,715

1,080,813

43,467

(43,467)

–

–

–

Additions
Improvements

–

50,612

9

21

50,642

10,484

–

–

–

10,484

Interest capitalised

–

1,435

–

–

1,435

(5,187)

–

–

–

(5,187)

(542)

–

–

–

(542)

1,092,145

39,506

3,258

2,736

1,137,645

At 1 April 2012

–

–

840

1,933

2,773

Charge for year

9,355

–

61

365

9,781

Transfer to Revaluation Reserve

(9,355)

–

–

–

(9,355)

–

–

901

2,298

3,199

226,773

9,440

–

–

236,213

–

3,734

–

–

3,734

(1,143)

–

–

–

(1,143)

Disposals
Deficit on revaluation
At 31 March 2013
Depreciation

At 31 March 2013
Social Housing Grant
At 1 April 2012
Additions
Transfer to RCGF and DPF
Transfers

5,725

(5,725)

–

–

–

231,355

7,449

–

–

238,804

At 1 April 2012

58

–

–

–

58

At 31 March 2013

58

–

–

–

58

At 31 March 2013
Community Fund Grants

Other Grants
At 1 April 2012

32,192

4,414

–

–

36,606

–

1,232

–

–

1,232
211

Additions
Improvements
Transfers
At 31 March 2013
Net book value at 31 March 2013

211

–

–

–

5,119

(5,119)

–

–

–

37,522

527

–

–

38,049

823,210

31,530

2,357

438

857,535

–

–

–

823,210

Cost or valuation at 31 March is represented by:
Valuation in the year
Cost

Net book value at 31 March 2012

30

823,210
–

31,530

2,357

438

34,325

823,210

31,530

2,357

438

857,535

784,900

17,072

2,409

782

805,163
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10(i). Tangible fixed assets (continued)
The Association’s housing properties have been valued by professional valuers, Savills (L&P) Limited. The valuation of the properties
was undertaken in accordance with the Royal Institution of Chartered Surveyors Valuation – Professional Standards (‘the Red Book’).
Completed housing properties were revalued at Existing Use Value for Social Housing as at 31 March 2013. In valuing the housing
properties, discounted cash flow methodology was adopted and key assumptions included:
Discount rate

4.75%

Long term inflation rate

2.50% pa

Rent increase

up to RPI +1% pa

The cost, net of Social Housing Grant and sales receipts, in respect of Low Cost Home Ownership properties included in housing
properties is £70,291,000 (2012: £67,152,000) and housing properties in the course of construction is £11,686,500 (2012:
£1,667,370).
Housing properties
comprise:

Housing properties in the
course of construction
comprise:

2013
£’000

2012
£’000

2013
£’000

2012
£’000

Freeholds

705,000

688,084

30,541

3,476

Long leaseholds

118,210

96,816

989

13,596

823,210

784,900

31,530

17,072

If the housing properties had not been revalued, they would have been shown in the balance sheet at the following amounts:
2013
£’000

2012
£’000

Cost of properties

835,458

795,335

Social housing and other grants from the HCA and local authorities

(268,935)

(259,023)

Net cost

566,523

536,312

10(ii). Expenditure on works to existing properties
2013
£’000
Amounts capitalised
Amounts charged to income and expenditure account

2012
£’000

10,484

7,963

810

1,286

11,294

9,249
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11. Debtors
2013
£’000

2012
£’000

Accounts falling due within one year:
Rental and service charges debtors

1,803

1,553

Less: provision for bad and doubtful debts

(1,026)

(1,030)

777

523

4,227

4,028

(797)

(593)

Other debtors, prepayments and accrued income
Less: provision for bad and doubtful debts

3,430

3,435

Social Housing Grants receivable

972

1,615

Housing Benefit from Local Authorities

778

757

250

250

92

85

–

53

6,299

6,718

2013
£’000

2012
£’000

Accounts falling due after more than one year:
Loan to Gloucestershire Care Partnership Limited
Rolled up interest on loan made to Gloucestershire Care Partnership Limited
Loan to Cambridgeshire Partnerships Limited

12. Current asset investments
Bank deposit
Marked to market deposits

–

2,000

41,347

41,423

41,347

43,423

Marked to market deposits represent security given to counterparties of derivatives arrangements.

13. Creditors: amounts falling due within one year
2013
£’000

2012
£’000

Bank and Building Society loans (see note 16)

250

Rent and service charges received in advance

702

522

10,188

5,953

Contracts for capital works and retentions
Taxation and social security
Other creditors
Accruals and deferred income

2,710

266

461

6,623

6,577

3,313

3,469

21,342

19,692

Payments to creditors
The Association’s policy is to pay purchase invoices when due.

14. Creditors: amounts falling due after more than one year
Debt (see note 16)
Recycled Capital Grant Fund (see note 15)
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2013
£’000

2012
£’000

592,307

559,262

20,205

17,513

Disposal Proceeds Fund (see note 15)

1,229

879

Major Repairs Fund - OCP (see note 26)

2,836

2,518

616,577

580,172
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15. Recycled capital grant fund
Disposal proceeds fund
2013
RCGF
£’000
At 1 April

DPF
£’000

Total
£’000

RCGF
£’000

DPF
£’000

Total
£’000

17,513

879

18,392

15,261

877

16,138

797

346

1,143

762

–

762

2,173

–

2,173

1,449

–

1,449

47

4

51

41

2

43

(325)

–

(325)

–

–

–

20,205

1,229

21,434

17,513

879

18,392

Grants Recycled – Housing properties
Grants Recycled – Homebuy
Interest accrued
Purchase/development of properties
Balance at 31 March

2012

16. Debt analysis
2013
£’000

2012
£’000

Due within one year:
Bank and Building Society loans

250

2,710

590,023

557,410

Due after more than one year:
Bank and Building Society loans
Other loans

6,499

6,499

Deferred costs

(4,215)

(4,647)

592,307

559,262

Debt is repayable as follows:
Due within one year
Due after one year and within five years
Due after more than five years

250

2,710

16,395

7,499

575,912

551,763

592,557

561,972

Bank and Building Society loans
Housing loans from banks and building societies are secured by specific charges on the Association’s housing properties and are
repayable at fixed rates of interest (excluding margin on the loan) ranging from 5.25% to 10.00% and at variable rates linked to LIBOR.
Interest Rate Hedges
The Association has stand alone International Swaps & Derivatives Association (‘ISDA’) arrangements in order to hedge against the
long-term risk of an increase in variable interest rates under its principal loan facility. As an Industrial and Provident Society with
charitable objectives and a social landlord registered with the Homes and Communities Agency, the Association does not trade
for profit and is regulated by the Homes and Communities Agency which has issued extensive guidelines on the use of derivative
instruments by registered social landlords. The Association has applied this guidance in entering into 14 swap transactions which
include two cancellable swaps. These comprise eight with Barclays Bank plc totalling £130 million (of which £15 million is a cancellable
arrangement), two with HSBC Bank plc totalling £50 million, two with Lloyds Banking Group plc totalling £50 million (of which £30
million is a cancellable arrangement), one with Royal Bank of Scotland plc for £25m and one with Bank of Scotland plc for £25m. The
rates of interest range from 3.96% to 5.08% and maturity dates range from 31 March 2021 to 1 September 2051. The commencement
dates of these swaps range from 27 February 2004 to 1 September 2011.
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16. Debt analysis (continued)
Borrowing facilities
The Association has undrawn committed borrowing facilities from lenders. The facilities available at 31 March, in respect of which all
conditions precedent had been met, were as follows:
2013
£’000

2012
£’000

Expiring in more than five years

57,015

92,015

Expiring in two years or more but
less than five years

49,750

50,000

106,765

142,015

17. Pensions
The Association is an admitted member of the Bedfordshire Pension Fund (‘the fund’). This is a multi-employer scheme with more than
one participating employer, which is administered by Bedford Borough Council under the Regulations governing the Local Government
Pension Scheme (‘LGPS’), and is a defined benefit scheme.
The employers’ contributions to the Fund by the Association for the year ended 31 March 2013 totalled £1,636,000 (2012:
£1,427,000) and the employers’ contribution rate from 1 April 2011 is 16.9% (estimated contributions for 2013/14: £1,732,000)
together with lump sum cash contributions of £616,000 in the next year.
Triennial actuarial valuations of the scheme are performed by an independent, professionally qualified actuary using the projected unit
method. The most recent formal actuarial valuation was completed as at 31 March 2010. The next triennial valuation as at 31 March
2013 is due to be completed by the actuary in early 2014.
The market value of the scheme assets at 31 March 2010 was £1,168m and the level of funding was 72%. The main actuarial
assumptions used in the valuation were:
Salary increases

5.3% per annum

Future pension increases

3.3%

Financial assumptions
The main financial assumptions used by the actuary in assessing liabilities on a basis consistent with Financial Reporting Standard 17
were:
2013
% per
annum

2012
% per
annum

Future salary increases *

5.1%

4.8%

Future pension increases

2.8%

2.5%

Discount rate

4.5%

4.8%

Inflation assumption

2.8%

2.5%

* In 2013 future salary increase are assumed to be 1% nominal until 31 March 2015 reverting to the long-term assumption shown
thereafter. In 2012 future salary increases were assumed to be 2.5% p.a. nominal until 31 March 2015 reverting to the long-term
assumption shown thereafter.
Mortality assumptions
The post retirement mortality assumptions used to value the benefit and obligation at March 2012 and March 2013 are based on the
Fund’s VitaCurves with improvements from 2010 in line with the Medium Cohort and a 1% p.a. underpin.
Based on these assumptions, the average future life expectancies at age 65 are:
Males
2013

34

Females
2012

2013

2012

Current Pensioners

21.6 years

21.6 years

23.2 years

23.2 years

Future Pensioners

23.6 years

23.6 years

25.6 years

25.6 years
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17 Pensions (continued)
Major categories of plan assets as a percentage of total plan assets:
31 Mar 2013 31 Mar 2012
%
%
Equities

70%

49%

Bonds

19%

24%

Property

8%

9%

Cash

3%

18%

Actual return on plan assets:
2013
£’000
Actual return/(loss) on plan assets

2012
£’000

2,664

(28)

Estimated value and expected return on assets
The expected return on assets is based on the long-term future expected investment return for each asset class as at the
beginning of the year (i.e. as at 1 April 2012 for the year to 31 March 2013). The return on bonds are the yields applicable at
the relevant date. The return on equities and property is then assumed to be a margin above bond yields.
The expected value of assets in the Fund and the expected rates of return were:
31 March 2013
Assets
£’000

Expected
Return %

31 March 2012
Assets
£’000

Expected
Return %

31 March 2011
Assets
£’000

Expected
Return %

Equities

20,077

5.7

12,197

6.3

13,082

7.5

Bonds

5,449

3.2

5,974

3.3

5,572

4.9

Property

2,294

3.9

2,240

4.4

2,180

5.5

Cash

860

3.0

4,481

3.5

3,392

4.6

Total

28,680

24,892

24,226

Amounts for the current and previous four years are as follows:
2013
£’000

2012
£’000

2011
£’000

2010
£’000

2009
£’000

Present value of defined benefit obligation

(48,417)

(40,618)

(35,588)

(40,304)

(22,731)

Fair value of scheme assets

28,680

24,892

24,226

21,297

15,347

(19,737)

(15,726)

(11,362)

(19,007)

(7,384)

43

(354)

(1,649)

(3)

–

1,417

(1,584)

486

3,666

(4,753)

Deficit on scheme
Experience gains/(losses) on plan liabilities
Experience gains/(losses) on plan assets

Analysis of the amount charged to the income and expenditure account:
2013
£’000

2012
£’000

Current service cost

1,332

1,302

Total operating charge

1,332

1,302

2013
£’000

2012
£’000

Analysis of net loss on pension assets:

Expected return on pension scheme assets

1,247

1,548

Interest on pension scheme liabilities

(1,971)

(1,973)

(64)

–

(788)

(425)

Losses on curtailments
Net loss on assets
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17. Pensions (continued)
Analysis of the amount recognised in statement of total recognised surpluses and deficits (STRSD)
2013
£’000
Actual return less expected return on pension scheme assets

2012
£’000

43

(354)

Changes in financial and demographic assumptions underlying the present value of scheme liabilities

(3,570)

(3,710)

Actuarial losses recognised in STRSD

(3,527)

(4,064)

The amount of the actuarial loss relating to changes in financial assumptions for the year ended 31 March 2013 is £3,527,000
(2012: £4,064,000).
The cumulative actuarial loss at 31 March 2013 is £14,079,000 (2012: £10,552,000 loss).
Movement in deficit during the year
2013
£’000

2012
£’000

(15,726)

(11,362)

Current service cost

(1,332)

(1,302)

Employer contributions

1,632

1,423

Association’s share of scheme liabilities at beginning of year
Movement in year:

Contributions in respect of unfunded benefits
Other finance costs
Actuarial losses
Association’s share of scheme liabilities at end of year

4

4

(788)

(425)

(3,527)

(4,064)

(19,737)

(15,726)

2013
£’000

2012
£’000

40,618

35,588

Changes in present value of defined benefit obligation are as follows:

Opening defined benefit obligation
Current service cost

1,332

1,302

Interest cost

1,971

1,973

479

503

4,944

2,480

64

–

Contributions by members
Actuarial losses
Losses on curtailments
Estimated unfunded benefits paid
Estimated benefits paid
Closing defined benefit obligation

(4)

(4)

(987)

(1,224)

48,417

40,618

2013
£’000

2012
£’000

Changes in the fair value of plan assets are as follows:

Opening fair value of plan assets

24,892

24,226

Expected return on assets

1,247

1,548

Contributions by members

479

503

Contributions by employer

1,632

1,423

4

4

Actuarial gains/(losses)

1,417

(1,584)

Unfunded benefits paid

(4)

(4)

(987)

(1,224)

28,680

24,892

Contributions in respect of unfunded benefits

Benefits paid
Closing fair value of plan assets
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17. Pensions (continued)
History of experience gains and losses
2013
£’000
Difference between expected and actual return on scheme assets:

2011
£’000

2010
£’000

2009
£’000

43

(354)

486

3,666

(4,753)

1,417

(1,584)

(1,649)

(3)

–

(3,527)

(4,064)

8,437

(11,586)

(2,272)

Experience gains and (losses) on share of scheme liabilities:
Total amount recognised in statement of total recognised
surpluses and deficits:

2012
£’000

18. Called up share capital
Each non executive member of the Board other than the Local Authority nominated member holds one share of £1 in the Association.
The shares provide members with the right to vote at general meetings, but do not provide any rights to dividends or distribution on
winding up. Shares are cancelled when the holder ceases to be a qualifying member of the Board.
2013
£

2012
£

5

5

Revaluation
Reserve
£’000

Revenue
Reserve
£’000

Total
£’000

At 1 April 2012

248,588

16,155

264,743

Surplus for year

–

5,097

5,097

8,813

–

8,813

Allotted, issued and fully paid

19. Reserves

Surplus on revaluation on properties
Actuarial loss relating to pension scheme
Transfer in respect of realised gains on disposal of revalued properties
At 31 March 2013

–

(3,527)

(3,527)

(714)

714

–

256,687

18,439

275,126

At 31 March 2013, the revenue reserve was stated after taking charges totalling £19,737,000 in respect of the defined benefit
pension liability (2012: £15,726,000).
Revaluation reserve

Net book value including valuations of housing properties

2013
£’000

2012
£’000

823,210

784,900

Net cost of housing properties (Note 10)

(566,523)

(536,312)

Revaluation reserve

256,687

248,588

2013
£’000

2012
£’000

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

24,454

17,189

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

83,450

15,911

20. Financial commitments
Capital commitments

The above commitments will be financed primarily through borrowings, which are available for draw-down under existing loan
arrangements, together with social housing grant.
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20. Financial commitments (continued)
Operating leases
At 31 March 2013 the Association had minimum annual commitments in respect of operating leases for furniture, equipment and
motor vehicles expiring:
2013
£’000
Between one and two years
Between two and five years

35

2012
£’000
37

26

28

61

65

21. Number of units owned and in management
At the end of the year:

2013

Owned - General and Supported

9,728

Restated*
2012
9,943

Owned - Affordable

316

27

Owned - Students/Nurses

498

497

Owned - Elderly Care Homes

1,249

1,035

Shared Ownership

1,436

1,406

Key Worker - Shared Ownership

246

254

Owned - Managed by Others

523

524

Near Market Rents

446

444

Rent to Homebuy

625

602

15,067

14,732

Open Market Homebuy

834

896

My Choice Homebuy/Shared Equity

686

712

Leaseholders

519

512

Managed for Others

112

161

2,151

2,281

17,218

17,013

Total Owned

Total Other Properties
Total Owned and in Management
*the 2012 figures have been restated to be consistent with the analysis in 2013.

22. Contingent liabilities
There are no contingent liabilities at 31 March 2013 (2012: nil).

23. Reconciliation of operating surplus to net cash
inflow from operating activities
Operating surplus for the year excluding interest and tax payable

2012
£’000

36,311

32,595

Depreciation

9,781

8,839
(2,501)

Internal development on-costs

(3,069)

Pensions operating charge

1,332

1,302

Pensions contributions paid

(1,636)

(1,427)

Increase in properties for sale

(674)

(1,328)

Increase in debtors

(217)

1,540

Decrease in creditors
Net cash inflow from operating activities

38

2013
£’000

(47)

3,215

41,781

42,235
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24. Reconciliation of net cashflow to movement in net debt
2013
£000
Increase/(decrease) in cash

2012
£000

2,507

Cashflow from (decrease) in liquid resources

(487)

(2,076)

(8,550)

Cash inflow from (increase) in debt and lease finance and set up fees

(30,153)

(16,062)

Increase in net debt from cashflows

(29,722)

(25,099)

Non-cashflow items

(432)

(296)

(30,154)

(25,395)

Net debt brought forward at 1 April

(514,429)

(489,034)

Net debt at 31 March

(544,583)

(514,429)

Noncashflow
items
£’000

31 March
2013
£’000

Total changes in net debt for the period

25. Analysis of net debt

Loans
Other loans
Loans set up fees
Changes in debt

1 April
2012
£’000

Cashflow
£’000

(560,120)

(30,153)

-

(590,273)

(6,499)

-

-

(6,499)

4,647

-

(432)

4,215

(561,972)

(30,153)

(432)

(592,557)

Cash at bank and in hand

4,120

2,507

-

6,627

Current asset investments

43,423

(2,076)

-

41,347

(514,429)

(29,722)

(432)

(544,583)

Changes in net debt

26. Related party transactions
Board Members
One of the members of the Board (Cllr Shan Hunt) is the appointee of Bedford Borough Council, a local authority having nomination
rights over initial tenancies to new build Association properties in their area. All transactions with the Council are on normal
commercial terms and the Councillor Board member is not able to use their position for their personal advantage or that of Bedford
Borough Council.
Oxfordshire Care Partnership Limited (OCP) (see note 27)
The income and expenditure account includes the following transactions between the Association and OCP:
2013
£000

2012
£000

4,071

3,621

90

87

–

1

4,161

3,709

Major Repairs contribution

900

587

Major Repairs expenditure

(560)

(507)

Balance taken to Major Repairs Fund

340

80

351

–

Income from lease rentals
Management Fee receivable
Interest receivable

The amounts due from OCP at the year end are:
Income from lease rentals
The amounts due to OCP at the year end are:
Development expenditure
Fund for future Major Repairs expenditure

268

–

2,836

2,517

3,104

2,517
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26. Related party transactions (continued)
Gloucestershire Care Partnership Limited (GCP) (see note 27)
The income and expenditure account includes the following transactions between the Association and GCP:
2013
£000
Income from lease rentals

1,395

Interest receivable

2012
£000
962

7

73

1,402

1,035

2013
£000

2012
£000

The amounts due from GCP at the year end are:

Interest receivable on loan
Loan from bpha

92

85

250

250

342

335

Cambridgeshire Partnerships Limited (CPL)
During the financial year 2007/08 the HCA selected a bid from Cambridgeshire Partnerships Limited, led by bpha and incorporating
four other Housing Association partners, to deliver the vision of the Cambridge Challenge.
Cambridgeshire Partnerships Limited which is an associated company in which bpha has a 20% stake, has incurred legal and audit
costs of £6k during the year. These costs represent the only transactions of this entity for the financial year and are not deemed
material and have therefore not been consolidated.

27. Joint ventures
The Association holds 50% of the shares in each of two joint venture companies, The Oxfordshire Care Partnership Limited (OCP)
and The Gloucestershire Care Partnership Limited (GCP). The joint ventures are managed through a Board of Trustees on which the
Association and its partner are equally represented.
OCP’s and GCP’s principal activities are the provision of care to elderly people through the care homes. OCP and GCP provide housing,
accommodation and assistance to help house people who are elderly or disabled and the provision of associated facilities and
amenities for such people.
As the Association is not required to prepare consolidated financial statements, under FRS 9 ‘Associates and Joint Ventures’, the
Association is required to prepare additional information including, on an equity accounting basis, its share of the joint venture’s
results for the period to 31 March 2013 and the net assets as at 31 March 2013.
Any surplus from the joint venture companies shall be applied solely towards the promotion of charitable objects as determined by the
trustees. No dividends by way of profits will be distributed to the members of the company.
Income and expenditure account for the year 31 March 2013
2013
Association
£’000

OCP
£’000

GCP
£’000

2013
Total
£’000

2012
Total
£’000

Turnover:
Continuing activities

79,871

Operating costs

(43,560)

Operating surplus/(deficit): Continuing activities

36,311

(11)

(35)

36,265

32,572

2,235

-

-

2,235

1,678

309

19

1

329

120

(32,970)

-

(9)

(32,979)

(28,781)

(788)

-

-

(788)

(425)

(43)

5,062

5,164

Surplus on sale of fixed assets
Interest receivable and similar income
Interest payable and similar charges
Other finance costs
Surplus/(deficit) on ordinary
activities before and after tax
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27. Joint ventures (continued)
Balance Sheet as at 31 March 2013
2013
Association

2013
Association
including
Joint Ventures
£’000

2012
Association
including
Joint Ventures
£’000

857,535

857,535

805,163

15,962

15,962

16,571

£’000

2013
Joint
Ventures
OCP
£’000

2013
Joint
Ventures
GCP
£’000

Fixed Assets
Tangible assets
Investments
Joint Ventures:
Share of gross assets

3,288

639

Share of gross liabilities

(1,199)

(849)
1,879

1,905

873,497

875,376

823,639

5,012

5,012

4,338

Current Assets
Properties for sale
Debtors

6,299

6,299

6,718

41,347

41,347

43,423

6,627

6,627

4,120

59,285

59,285

58,599

Amounts falling due within one year

(21,342)

(21,342)

(19,692)

Net Current Assets

37,943

37,943

38,907

913,319

862,546

616,577

616,577

580,172

19,737

19,737

15,726

Investments
Cash

Less: Creditors

Total Assets less Current Liabilities

911,440

2,089

(210)

Creditors
Amounts falling due after more than one year
Net pension liability
Capital and Reserves
Called-up share capital
Revenue reserve
Revaluation reserve

–
18,439

2,089

(210)

256,687
911,440

2,089

(210)

20,318

18,060

256,687

248,588

913,319

862,546
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www.bpha.org.uk
Telephone: 0330 100 0272
Registered office: Pilgrims House,
Horne Lane, Bedford MK40 1NY
Bedfordshire Pilgrims Housing Association Limited (bpha) is registered as a
Charitable Industrial and Provident Society (26751R) and also with the Tenant
Services Authority (LH3887) and is affiliated to the National Housing Federation.
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