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Report of the Board of Management for the year ended 31 March 2020 

The Board presents its report and the audited financial statements for the year ended 31 

March 2020. 

Mission and core values 

The Alpha Housing mission is ‘To be the landlord of choice for, and to improve the quality 

of the lives of, our tenants through the provision of affordable, good quality, sustainable 

housing and services’.  The Association’s core values are integrity, customer care, value, 

equality, accountability, good governance, prudence and commitment. 

Status 

Alpha Housing came into operation on 1 July 2009.  It was registered by Companies 

Registry as an Industrial and Provident Society on 23 March 2009 (number IP394) and by 

the Department for Social Development on 29 April 2009 (number R54).  The Association 

also has charitable status (number NIC 105339) and is a member of the Northern Ireland 

Federation of Housing Associations.  The Association is regulated by the Department for 

Communities as a registered housing association.  

Principal activities 

Alpha Housing provides 959 homes in 39 locations across Northern Ireland. 

The Association aims to: 

• Be a leading provider of housing and support, particularly for older people; 
• Provide quality, well-maintained homes at an affordable rent; 
• Provide the best possible service to its tenants, and to assist them, as much as 

possible, to maintain an independent lifestyle; and 
• Set a high standard of governance and accountability. 

 

Governance 

Alpha is committed to the highest standards in governance. 

During 2019-20, the Department for Communities issued its second annual formal 

regulatory judgements under the revised regulatory framework. This confirmed that for 

2018-19, Alpha achieved the highest level of compliance (Level 1) in all areas 

encompassing governance, service standards and financial viability. 

Alpha completed a process of Board renewal, with several long-serving Board members 

retiring. Mr Robert Smyth and Mrs Norah Whittaker retired from the Board, both after 

many years of distinguished service to Alpha and our predecessor housing associations. 

For most of 2019-20, the Board has comprised twelve members, although this is expected 

to reduce to eleven with the retirement of a long-serving Board member at the 2020 

Annual General Meeting. 
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Five relatively new Board members, recruited in 2018-19 from a variety of relevant 

professional backgrounds, have been contributing significantly to Alpha’s effective 

governance in 2019-20. The new streamlined committee structure has been operating 

well. This includes a Customer Services Committee to oversee all aspects of service 

delivery to existing tenants. Our new Investment Committee is providing strategic 

direction to investment in current stock and building new homes, including securing and 

managing the necessary private finance. 

Statement of Compliance with Code of Governance 

2019-20 was the second full year Alpha has followed the National Housing Federation’s 

Code of Governance (2015). This is widely used by housing associations across the UK 

and reflects good practice in our sector. 

Alpha is compliant with the Code of Governance. This has been confirmed following a 

recent detailed self-assessment against the Code’s requirements.   

Risk management 

Alpha’s management of risk has continued to strengthen during 2019-20. 

Corporate and departmental risk registers are systematically used by the Board, 

committees and senior management to effectively identify and manage risks. 

Five internal audits were carried out by Wylie & Bisset during the year covering budgetary 

control; treasury management; contractors’ health & safety compliance; management of 

property voids and re-lets; and management of response maintenance expenditure. 

Performance was judged to be satisfactory in the five areas audited. Much good practice 

was noted and helpful recommendations were made, which are being implemented. The 

Audit & Governance Committee is pleased with the performance of new internal auditors 

Wylie & Bisset, a Scottish firm with extensive social housing experience. This is helping to 

to maximise the contribution of internal audit to ongoing business improvement.  

Further strengthening Alpha’s health and safety regime continues to be the top priority in 

risk management. New fire risk assessors produced more detailed reports for all our sites, 

with the completion of resulting recommendations tracked on an online portal. Going 

beyond minimum statutory obligations, fire compartmentation surveys were completed for 

all our housing stock by a specialist FIRAS accredited contractor. It is intended to 

implement all the recommendations through a £250k contract by the end of 2020-21. 

At the end of 2019-20, Coronavirus (COVID-19) was taking hold in UK and Ireland. Like 

most housing associations, a global pandemic had not previously appeared on our risk 

register. However, we mobilised quickly to support and protect tenants and staff. This 

included radical changes to how we deliver services, and a swift implementation of home 

working for many staff. A subsequent internal audit has identified much good practice in 

Alpha’s ongoing response to COVID-19. Protecting tenants and staff members remain 

over-riding priorities in to the 2020-21 business year. 
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Delivering high-quality housing and support 

Alpha strives to provide exemplary homes and support to tenants in our sheltered housing 

schemes. We are indebted to the scheme co-ordinators and cleaners who consistently 

excel themselves in providing high-quality services to residents. Support provided ranges 

from practical assistance arranging repairs or accessing healthcare, to organising social 

activities, helping to reduce isolation and loneliness. Regular activities in our sheltered 

housing schemes include coffee mornings and lunch clubs. Physical activity is encouraged, 

from gardening to light exercise classes. 

Over the last year housing management performance has been particularly pleasing. 

Arrears have been low, with arrears at 31 March 2020 totalling 1.8% of rental income. 

Only £1,600 of past tenant arrears had to be written off during 2019-20. Similarly, 

performance on lost rental income from void properties was low at 1.5% for the year, an 

improvement on the 1.7% achieved in 2018-19.  

Alpha’s first independent ‘STAR’ survey of customer satisfaction, completed in 2018-19, 

found that 95% of Alpha Housing customers were satisfied with the service they receive 

from their landlord, and 67% would be highly likely to recommend Alpha Housing to a 

friend or family member. We believe these high levels of customer satisfaction have been 

sustained in 2019-20. This will be formally tested again in 2020-21, when the STAR survey 

is repeated, as per the two-year cycle required by the Housemark benchmarking Alpha 

participates in annually. 

Late in 2019, Alpha partnered with sister housing association Clanmil to design a pilot 

programme of providing ‘hub and spoke’ support to isolated older people in the community 

from our sheltered schemes, including involving the new service users in existing scheme 

activities where possible. Due to be delivered during 2020-21, these proposals were 

favourably received by the Housing Executive, but unable to be delivered due to 

Coronavirus. We hope it may be possible to run this pilot programme during 2021-22. 

Tenant participation 

Alpha is committed to ensuring that our tenants have a full opportunity to help shape the 

services they receive and hold us to account for our performance. The Tenants Forum and 

Tenants Committee, comprising residents from around our schemes, continued to meet 

regularly in 2019-20 to engage with Alpha management on key issues. Also, in each 

scheme an annual ‘Time for Tenants’ meeting is held, providing scope for any maintenance 

or housing management concerns to be raised. 

For the first time, Tenants Committee Chair Chris Craig made a presentation to the 2019 

Annual General Meeting (AGM), describing the Committee’s activities during the year and 

outlining tenants’ priorities. Chris has also joined the Housing Policy Panel, convened by 

Supporting Communities in its role as the Independent Tenant Organisation for Northern 

Ireland, and comprising tenant representatives from across the social housing sector.  

 

 
 

 



Alpha Housing (Northern Ireland) Ltd 

Year Ended 31 March 2020 

 

 

6 

 

Among the priorities tenants have identified are the need to further improve our response 

maintenance services. Residents reasonably expect contractors to make and keep 

appointments, attend to repairs withing agreed timeframes and fix as many issues as 

possible on their first visit. Throughout the year, responding to these wishes, the 

Maintenance Department has focused on improving performance in these areas in 

managing existing contractors and procuring new contracts. 

Tenants also asked us to improve the quality of grounds maintenance in our sheltered 

housing schemes. This prompted the creation of a partnership with Outwork, a social 

enterprise run by the Turnaround Project charity to help people facing barriers to securing 

regular employment. So far, the one-year partnership has been very successful. Although 

service was interrupted during the Coronavirus lockdown, overall, the maintenance of our 

communal gardens has improved markedly, with Outwork teams engaging closely with 

scheme staff and tenants.  

Supported and guided by tenants, Alpha has continued to build effective partnerships with 

a range of charitable and community organisations. These include our work with Ulster 

Wildlife, to better support nature across our sites. ‘Happy Hatchlings’ baby yoga sessions, 

where Alpha tenants participate with infants and their parents, were extended across 

several sheltered schemes during 2019-20. A £10,000 Big Lottery grant was secured to 

expand these even further during 2020-21, but this project is currently paused due to 

Coronavirus. Also, with support from Linking Generations NI and the local Police and 

Community Safety Partnership (PCSP), strong relationships have been formed between 

tenants of our Stepping Stones scheme in Comber and secondary school pupils at the local 

Nendrum College. 

Value for money 

Alpha is striving to provide good quality homes and support services for a reasonable cost. 

For 2019-20, a rent increase of 2% was applied to decontrolled rents. This compares 

favourably to the 2.6% increase in state pensions most of our tenants received from April 

2019. However, it should be noted that changes were made to our service charge policy 

from April 2019 to make services more sustainable and bring our practice in to line with 

most other housing associations. This meant that most tenants’ service charges increased 

by more than inflation through the resulting adjustments. Nonetheless, we believe that 

our overall weekly charges to tenants are at around median levels for sheltered housing 

in Northern Ireland and still represent good value for money. 

In line with regulatory requirements, a value-for-money statement will be published 

alongside Alpha’s Annual Report for 2019-20. Alpha continues to participate in Housemark 

benchmarking and it is hoped that the analysis of our 2019-20 data will be completed to 

inform that VFM statement.   

Maintaining our homes 

At Alpha, we pride ourselves on the quality of the homes we provide. High standards are 

upheld through the work of staff and contractors, and significant ongoing investment in 

response, cyclical and major repairs. 
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In response maintenance, 4,529 repair orders were completed during 2019-20, at a cost 

of just under £566K (including repairs relating to services and support). 88% of emergency 

repairs were completed in 24 hours, versus an Alpha target of 90%; 80% of urgent repairs 

were completed in 4 working days, versus an Alpha target of 80%; and 88% of routine 

repairs were completed in 20 working days, versus an Alpha target of 80%. Although 

targets were met in response times for urgent and routine repairs, it is disappointing that 

the target was missed for emergency repairs. However, this was mainly due to a significant 

dip in performance during the final quarter due to Coronavirus related issues with 

contractor capacity and shortages of materials. We will obviously strive to improve 

performance in 2020-21, although the pandemic continues to present major challenges to 

service delivery. 

Alpha continues to invest significantly in planned maintenance to enhance the quality of 

our housing stock. In 2019-20, £1.4M was spent on a wide range of major repairs and 

cyclical redecoration. This included extensive replacement of external windows and doors 

and the replacement of seven passenger lifts. Feedback from tenants has been very 

positive, especially for the new windows, which are reducing noise and helping to keep 

homes warmer. 

Advocacy for Supporting People services 

The housing support services provided by Alpha and around 100 other organisations in 

Northern Ireland are reliant on funding through the Supporting People programme, 

administered by the Housing Executive on behalf of the Department for Communities. 

In April 2018, following many years of frozen funding, Alpha and other Supporting People 

providers had funding cut for most projects by 5%. These cuts forced Alpha and other 

Supporting People service providers to significantly reduce staff hours, which has kept our 

losses on support services to a manageable £6,908 for 2019-20. 

However, to sustain services to c. 20,000 vulnerable people, Alpha believes it is vital that 

the Supporting People programme is adequately funded in future. In 2019-20 we remained 

at the forefront of campaigning and lobbying efforts to achieve this. This included the Chief 

Executive participating in a meeting with new Communities Minister Deirdre Hargey, 

organised by the Committee Representing Independent Supporting People Providers 

(CRISPP). These efforts will continue in 2020-21. 

Building new homes 

During the year, Alpha intensified our efforts to become a developing housing association. 

The Board committed to an aspirational development target of building at least 220 new 

homes over the next five years. Work started to secure the necessary private finance to 

facilitate this. A Development Manager with significant senior-level experience in building 

social homes was recruited. 

Throughout 2019-20, good progress was made in the construction of a new build scheme 

at Barnetts Road in east Belfast. This exemplar design and build project will provide 14 

two-bedroom apartments built to the HAPPI principles, a blueprint for high-quality housing 

for older people. A procurement exercise was also initiated for a similar scheme in the 

Antrim village of Broughshane, which is expected to come to fruition in 2020-21. 
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2019-2020 financial performance 

Responsibility for Alpha’s finances is reserved to the Board, which includes senior finance 

professionals and many others with experience of managing significant budgets. 

The results for the year were: 

Turnover       £5,901,249 

Operating costs      £5,107,613 

Operating Surplus      £793,636 

Total comprehensive income for the year  £794,534 

Turnover increased by 5.2% compared to 2018-19. With operating costs reducing slightly 

from 2018-19, this resulted in a 60% increase in the operating surplus at £793,636. Also, 

with very limited interest payments and exceptional costs, total comprehensive income for 

the year increased by 277% to £794,534. 

The Board believes this was a strong financial performance for the year. It reflects the 

Board priority to generate greater surpluses to facilitate the meeting of organisational 

objectives, including in building new homes. 

Expected Performance in Year Ending 31 March 2021 

Turnover is expected to remain broadly static at £5.9M. Expenditure will increase to £5.6M 

due to a bigger planned maintenance programme and investment in our development 

capacity. Therefore, a more modest operating surplus of £236,277 is projected. The 

Association will pursue new development opportunities in 2019-2020 and has ensured that 

the appropriate funds are available as required.  Planned and cyclical maintenance 

programmes will continue and expenditure on these is expected to be in the region of 

£1.4M. 

Treasury 

Responsibility for Treasury Management is reserved to the Board. The Association’s 

Treasury Management Policy facilitates the effective management of cash flows, 

borrowings, investments and the risks associated with these activities.  At 31 March 2020, 

Alpha had bank loans outstanding of £391K and cash reserves of £4.29M. 

Throughout the year, the Association has continued to be supported by Jonathan Boggs 

on Treasury and financial management. This has included the updating of our longer-term 

financial plan (LTFP) and associated stress testing. A procurement exercise was also 

initiated for a bank facility of up to £10M to support Alpha’s growth ambitions.  
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Statement of the Board of Management responsibilities 

The relevant legislation requires the Board to prepare financial statements for each 

financial year which give and true and fair view of the state of the Association’s affairs and 

of its surplus or deficit for that period.  In preparing these financial statements the Board 

is required to: 

• select suitable accounting policies and then apply them consistently; 

• make judgements and estimates that are reasonable and prudent; 

• state whether applicable accounting standards have been followed, subject to any 

material departures disclosed and explained in the financial statement; 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 (i) disclose with 

reasonable accuracy at any time the financial position of the Association and (ii) enable it 

to ensure that the financial statements comply with the Credit Unions and Co-operative 

and Community Benefit Societies Act (Northern Ireland) 2016 and the Registered Housing 

Associations (Accounting Requirements) Order (Northern Ireland) 1993.  It has general 

responsibility for taking reasonable steps to safeguard the assets of the Association and 

detect fraud and other irregularities. 

Statement of disclosure of information to auditors 

So far as each of the members of the Board at the date of approval of these financial 

statements is aware: 

• There is no relevant audit information of which the Association’s auditors are 

unaware; and 

• They have taken all the steps that they ought to have taken as members of the 

Board in order to make themselves aware of any relevant audit information and to 

establish that the Association’s auditors are aware of that information. 

Statement on internal financial control 

The Board acknowledges that it has ultimate responsibility for ensuring that the 

Association has in place a system of controls that is appropriate for the business 

environment in which it operates.  These controls are designed to give reasonable 

reassurance about: 

• The reliability of any financial information that is published, or is used within the 

Association; 

• The maintenance of proper accounting records; and, 

• The protection of the Association’s assets against their unauthorised use or 

disposition. 
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It is the Board’s responsibility to establish and maintain systems of internal financial 

control.  Such systems can only provide reasonable (and not absolute) assurance against 

material financial misstatement or loss.  The key elements of these systems include 

ensuring that: 

• There are formal policies and procedures (including the documentation of key 

systems and rules relating to the delegation of authorities) which allow the 

monitoring of controls and which seek to prevent the unauthorised use of the 

Association’s assets; 

• Experienced staff, suitably qualified, are responsible for the key functions within 

the organisation; 

• Forecasts and budgets are prepared so that the Board and management can 

monitor both key business risks and financial objectives and also the progress 

towards financial plans set for the year and the medium term; 

• Regular management financial statements are prepared which provide relevant, 

reliable and up-to-date financial information; and, 

• Significant variances from budgets are investigated as appropriate. 

All significant initiatives, major commitments and investment projects are subject to 

formal authorisation procedures through relevant committees which are controlled by 

Board members. 

The Board reviews reports (from management and from the internal auditors) in order to 

provide reasonable assurance that the control procedures are in place and are being 

followed.  The work of the external auditors also provides some assurance through the 

year-end audit and the provision of an internal control report. 

The Board has reviewed the system of internal financial control in existence in the 

Association for the year ended 31 March 2019.  No weaknesses were found in internal 

financial controls which resulted in any material losses, contingencies or uncertainties 

which would require disclosure, in these financial statements, or in the auditor’s report. 

Independent Auditors 

The Audit and Governance recommended to the Board that ASM Chartered Accountants 

be reappointed as the Association’s external auditors and ASM Chartered Accountants have 

indicated a willingness to continue in office.  A resolution concerning their reappointment 

will be proposed at the Annual General Meeting. 

By Order of the Board 

 

J G Clarke 
Chairman 
16 September 2020
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Independent Auditor’s Report 

Opinion 

We have audited the financial statements of Alpha Housing (Northern Ireland) Ltd for the 

year ended 31 March 2020 which comprises the statement of comprehensive income, the 

statement of changes in reserves, the statement of financial position, the statement of cash 

flows and the related notes to the financial statements, including a summary of significant 

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

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

Reporting Standard 102 – The Financial Reporting Standard applicable in the UK and Republic 

of Ireland (United Kingdom Generally Accepted Accounting Practice) and the Housing SORP 

2018 – Statement of Recommended Practice for social housing providers issued by the 

National Housing Federation. 

In our opinion the financial statements: 

• give a true and fair view of the state of the Association’s affairs as at 31 March 2020 

and of its surplus for the year then ended; 

• have been properly prepared in accordance with United Kingdom Generally Accepted 

Accounting Practice; and have been properly prepared in accordance with the 

requirements of the Co-operative and Community Benefit Societies Act (Northern 

Ireland) 1969 (formerly the Industrial and Provident Societies Act (Northern Ireland) 

1969). 

Basis of opinion 

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

UK)) and applicable law. Our responsibilities under those standards are further described in 

the Auditor’s responsibilities for the audit of the financial statements section of our report. 

We are independent of the Association in accordance with the ethical requirements that are 

relevant to our audit of the financial statements in the UK, including the FRC’s Ethical 

Standard, and we have fulfilled our other ethical responsibilities in accordance with those 

requirements. We believe that the audit evidence we have obtained is sufficient and 

appropriate to provide a basis for our opinion. 

Conclusions relating to going concern 

We have nothing to report in respect of the following matters in relation to which the ISAs 

(UK) require us to report to you where: 

• the Board of Management’s use of the going concern basis of accounting in the 

preparation of the financial statements is not appropriate: or 

• the Board of Management have not disclosed in the financial statements any 

identified material uncertainties that may cast significant doubt about the 

Association’s ability to continue to adopt the going concern basis of accounting for 

a period of at least twelve months from the date when the financial statements are 

authorised for issue. 
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Independent Auditor’s Report (cont’d) 

Other information 

The other information comprises the information included in the Report of the Board of 

Management other than the financial statements and our auditor’s report thereon. The Board 

of Management is responsible for the other information. Our opinion on the financial 

statements does not cover the other information and, except to the extent otherwise explicitly 

stated in our report, we do not express any form of assurance conclusion thereon. 

In connection with our audit of the financial statements, our responsibility is to read the other 

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

with the financial statements or our knowledge obtained in the audit or otherwise appears to 

be materially misstated. If we identify such material inconsistencies or apparent material 

misstatements, we are required to determine whether there is a material misstatement in the 

financial statements or a material misstatement of the other information. If, based on the 

work we have performed, we conclude that there is a material misstatement of this other 

information, we are required to report that fact. 

Opinion on other matters prescribed by the Companies Act 

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

• the information given in the Report of the Board of Management for the financial year 

for which the financial statements are prepared is consistent with the financial 

statements; and 

• the Report of the Board of Management has been prepared in accordance with 

applicable legal requirements. 

Matters on which we are required to report by exception 

In the light of the knowledge and understanding of the Association and its environment 

obtained in the course of the audit, we have not identified material misstatements in the 

Report of the Board of Management. 

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

Companies Act 2006 requires us to report to you if, in our opinion; 

• adequate accounting records have not been kept, or returns adequate for our audit 

have not been received from branches not visited by us; or 

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

or 

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

Responsibilities of the Board of Management 

As explained more fully in the Board of Management responsibilities statement the Board of 

Management is responsible for the preparation of the financial statements and for being 

satisfied that they give a true and fair view, and for such internal control as the Board of 

Management determine is necessary to enable the preparation of financial statements that 

are free from material misstatement, whether due to fraud or error. 
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Independent Auditor’s Report (cont’d) 

In preparing the financial statements, the Board of Management is responsible for assessing 

the Association’s ability to continue as a going concern, disclosing, as applicable, matters 

related to going concern and using the going concern basis of accounting, unless the Board 

of Management either intend to cease operations, or have no realistic alternative but to do 

so. 

Auditor’s responsibilities for the audit of the financial statements 

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

a whole are free from material misstatement, whether due to fraud or error, and to issue an 

auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance, 

but is not a guarantee that an audit conducted in accordance with ISAs (UK) will always detect 

a material misstatement when it exists. 

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

aggregate, they could reasonably be expected to influence the economic decisions of users 

taken on the basis of these financial statements. 

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

on the Financial Reporting Council’s website at www.frc.org.uk/auditorsresponsibilities. This 

description forms part of our auditors’ report. 

Use of our report 

This report is made solely to the Board of Management, in accordance with Article 38 of the 

Co-operative and Community Benefit Societies Act (Northern Ireland) 1969 (formerly the 

Industrial and Provident Societies Act (Northern Ireland) 1969). Our audit work has been 

undertaken so that we might state to the Board of Management those matters that we are 

required to state to them in an auditors’ 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 Society 

and the Board of Management, for our audit work, for this report, or for the opinion we have 

formed. 

 

 

 

B Clerkin (Senior Statutory Auditor) 
for and on behalf of ASM (B) Ltd 
Statutory Auditor 
Glendinning House 
6 Murray Street 

Belfast 
BT1 6DN 
 

16 September 2020

http://www.frc.org.uk/auditorsresponsibilities
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Statement of Comprehensive Income  

For the year ended 31 March 2020 

 

 Notes 2020 
£ 

 2019 
£ 

Turnover  3 5,901,249  5,607,146 

Operating costs  3 5,107,613  (5,111,184) 

Operating surplus / (deficit)   793,636  495,962 

Gain / (loss) on disposal of fixed 
assets  

 -  1,329 

Interest payable  (21,095)  (28,071) 

Interest receivable  25,493  19,373 

Exceptional costs 10 (3,500)  (201,675) 

Other finance (costs) / income  -  - 

Surplus / (deficit) before tax   794,534  286,918 

Taxation   
- 

 - 

Surplus / (deficit) after tax   794,534   286,918 

Other comprehensive income  
 

  

Unrealised surplus / (deficit) on 
revaluation of housing properties  

 
- 

 - 

Actuarial (loss) / gain in respect of 
pension scheme 

 
- 

 - 

Total comprehensive income for 
the year 

 794,534   286,918 

 

The notes on pages 20 to 31 form part of these financial statements. 

 



Alpha Housing (Northern Ireland) Ltd 

Year Ended 31 March 2020 

 

 

15 

 

Statement of Changes in Equity 

For the year ended 31 March 2020 

 

 Share Capital Capital reserve Revenue 

reserve 

Total 

 £ £ £ £ 

Balance at 1 April 2019  20 67 11,565,880 11,565,967 

Surplus / (deficit) for the year - - 794,534 794,534 

Other comprehensive income - - - - 

Transfers between reserves   (2) 2 - - 

Issue of share capital 2 - - 2 

Balance at 31 March 2020 20 69 12,360,414 12,360,503 

 

The notes on pages 20 to 31 form part of these financial statements. 
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Statement of Financial Position  

As at 31 March 2020 

 Notes 2020 
£ 

 2019 
£ 

Fixed assets      

Housing properties  11 28,779,613  28,363,091 

Other tangible fixed assets  13 564,125  575,142 

  29,343,738  28,938,233 

Current assets      

Trade and other debtors  14 191,895  121,517 

Cash and cash equivalents   4,297,872  4,049,783 

  4,489,767  4,171,300 

     

Less: Creditors: amounts falling due 
within one year  

15 (2,084,168)  (1,864,867) 

Net current assets / liabilities   2,405,599  2,306,433 

     

Total assets less current liabilities  31,749,337  31,244,666 

     

Creditors: amounts falling due after more 
than one year  

15 (19,388,834)  (19,678,699) 

Pension fund asset / liability 19 -  - 

     

Total net assets   12,360,503  11,565,967 

     

Reserves      

Share capital 20 20  20 

Revenue reserve   12,360,414  11,565,880 

Capital reserve  21 69  67 

Total reserves   12,360,503  11,565,967 

 

These financial statements were approved by the Board of Management and authorised for 

issue on (date) and signed on its behalf by: 

 

 

     

Mr J G Clarke 
Chairman 

 Ms C Cooney 
Secretary 

 Mr K Dempsey 
Vice Chair 

 

The notes on pages 20 to 31 form part of these financial statements. 
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Statement of Cash Flows  

For the year ended 31 March 2020 

 Notes 2020 

£ 

 2019 

£ 
Net cash inflow / outflow from operating 
activities  

A 1,130,299  1,545,436 

Returns on investments and servicing of   
finance 

B 4,398  (8,698) 

Capital expenditure and financial investment B (804,489)  (498,942) 

     

Cash inflow / outflow before use of liquid  
resources and financing 

 330,208  1,037,796 
     

     
Financing B (82,118)  (94,204) 

 
 

 248,090  943,592 
     

 

Reconciliation of net cash flow to movements in net debts (Note C) 

     

Increase / decrease in cash in period    248,090 

Cash at 1 April 2019    4,049,783 

Cash at 31 March 2020 
 

   4,297,873 

 

The notes on pages 20 to 31 form part of these financial statements. 
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Notes to Statement of Cash Flows  

For the year ended 31 March 2020 

 

A. Reconciliation of operating surplus / (deficit) to operating cashflows 

 

  2020 
£ 

 2019 
£ 

Operating surplus / deficit 793,636  495,962 

Depreciation 1,663,351  1,599,900 

Amortisation of grant (804,037)  (801,710) 

Exceptional costs (3,500)  (132,675) 

Movements in:    

  Rent arrears (47,483)  4,990 

  Other debtors (22,893)  12,301 

  Creditors less than one year 448,775  366,668 

  Pension adjustment   - 

 1,130,299  1,545,436 

 

B. Analysis of cash flows for headings netted in the cash flow statement 

 

Returns on investment and servicing of finance  
£ 

  
£ 

Interest received 25,493   

Bank charges (21,095)   

Net cash inflow / (outflow) for returns on 

  investment and servicing of finance 

  4,398 

 

 
Capital expenditure and financial investment 

   

Other fixed assets (48,396)   

Housing, land and buildings (2,020,457)   

Capital grant received 1,264,364   

Proceeds from sale of equipment -   

Net cash inflow / (outflow) for capital expenditure 
  and financial investment 

  (804,489) 
 

 
Financing 

   

Loan principal repayments (82,118)   

Net cash inflow / (outflow) from financing 
 

   (82,118) 
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Notes to Statement of Cash Flows (cont’d) 

For the year ended 31 March 2020 

 

C. Analysis of changes in net funds 

 

 At 

01/04/19 

£ 

  

Cashflows 

£ 

 Other 

Changes 

£ 

 At 

31/03/20 

£ 

Cash in hand and at bank 4,049,783 
 

248,090 
 

- 
 

4,297,873 

Bank Loans (472,983) 
 

82,118 
 

- 
 

(390,865) 

 

3,576,800 

 

330,208 

 

- 

 

3,907,008 
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Notes to the financial statements 

1. Legal status 

Alpha Housing (Northern Ireland) Ltd is a housing association registered in Northern Ireland 

in the United Kingdom under the Credit Unions and Co-operative and Community Benefit 

Societies Act (Northern Ireland) 1969 (formerly known as the Industrial and Provident 

Societies Act (Northern Ireland) 1969).  The registered office of the Association is Alpha 

House, 6 Edgewater Road, Belfast, BT3 9JQ. 

 

2. Accounting Policies 

 

2.1  Basis of accounting 

These financial statements have been prepared in accordance with Financial Reporting 

Standard 102 ‘The Financial Reporting Standard Applicable in the UK and Republic of Ireland’ 

and the Statement of Recommended Practice (“SORP”) for Registered Social Housing 

Providers 2018. 

The SORP has been revised and the new SORP will be effective for periods beginning on or 

after 1 January 2019.  This is the Association’s first year of adopting the SORP.  

The financial statements are presented in Sterling (£), which is the functional currency of the 

Association. 

2.2  Revenue recognition 

Revenue is recognised when the Association has entitlement to the funds and it is probable 

that the income will be received and the amount is reliably measured. 

Turnover includes rental and service charge income, rates receivable and residential charges, 

net of voids, and release of Social Housing Grants. 

Rental income for each rental period (rent week) is recognised in full on the first day of the 

rent week i.e. when the rent falls due.  

2.3  Government and other grants 

Social housing grant (SHG) or Housing Association Grant (HAG) is receivable from the 

Northern Ireland Housing Executive (NIHE) and is recognised in income over the useful life 

of the housing property structure under the accruals model.  SHG or HAG due is included as 

a current asset.  SHG or HAG received in advance is included as a liability. 

SHG or HAG received in respect of revenue expenditure is credited to the income and 

expenditure account in the same period as the expenditure to which it relates. 

SHG or HAG released on sale of a property may be repayable but is normally available to be 

recycled and is credited to the Disposal Proceeds Fund and included in the Statement of 

Financial Position within Creditors. 
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2.4  Tangible fixed assets 

Housing properties 

Housing stock are properties held for the provision of social housing or to otherwise provide 

social benefit and are accounted for within tangible fixed assets. Housing properties are 

principally available for rent and are stated at cost less accumulated depreciation and any 

accumulated impairment losses. Cost includes the cost of acquiring land and buildings, 

development costs, interest charges incurred during the development period. 

Works to existing properties which replace a component that has been treated separately for 

depreciation purposes, along with those works that result in an increase in net rental income 

over the lives of the properties, thereby enhancing the economic benefits of the assets, are 

capitalised as improvements. 

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 Association depreciates the major components of its housing properties at the following 

annual rates: 

Land - Not depreciated 

Structure/main fabric - Over 60 years 

Roof - Over 45 years 

Bathroom - Over 30 years 

Mechanical systems - Over 30 years 

Electrics - Over 30 years 

Windows and doors - Over 25 years 

Kitchen - Over 20 years 

Lifts - Over 20 years 

Primary heating unit - Over 15 years 

Fire alarm system - Over 15 years 

Warden call system - Over 10 years 

 

Depreciation of other tangible fixed assets 

For other tangible fixed assets, depreciation is charged on a straight-line basis over the 

expected useful lives of the assets to write off the cost, less estimated residual values over 

the following expected lives: 

Leasehold building  - Over 60 years 

Scheme furniture and equipment  - 20-33% 

Motor vehicles  - 25% 

Office furniture and equipment  - 10-25% 

 



Alpha Housing (Northern Ireland) Ltd 

Year Ended 31 March 2020 

 

 

22 

 

2.5  Impairment 

Housing properties are assessed annually for impairment indicators. Where indicators are 

identified an assessment for impairment is undertaken comparing the asset’s carrying amount 

to its recoverable amount. Where the carrying amount of an asset is deemed to exceed its 

recoverable amount, the asset is written down to its recoverable amount, this is likely to be 

the fair value in use of the asset based on its service potential. The resulting impairment loss 

is recognised as expenditure in income and expenditure. Where an asset is currently deemed 

not to be providing service potential to the association, its recoverable amount is its fair value 

less costs to sell. 

Other assets are reviewed for impairment if there is an indication that impairment may have 

occurred. 

2.6  Employee benefits  

Defined Contribution Pension 

The Association operates a defined contribution scheme for certain employees. A defined 

contribution plan is a pension plan under which the Association pays fixed contributions into 

a separate entity.  Once the contributions have been paid the Association has no further 

payment obligations. 

The contributions are recognised as an expense when they are due.  Amounts not paid are 

included as accruals in the Statement of Financial Position.  The assets of the plan are held 

separately from the Association in independently administered funds.  

Defined Benefits Pension 

The Association participated in a defined benefit salary pension scheme through the Northern 

Ireland Local Government Offices Superannuation Committee.  At 10 March 2019, the 

Association exited this pension scheme.   

Tenants’ Services Fund  

For certain schemes the Association is required to charge to the tenants an additional amount 

to fund the cost of common facilities.  Annual surpluses or deficits are transferred to the 

Tenants’ Services Fund to equalise the financial position over the lifetime of the scheme. 

2.7  Disposal Proceeds Fund 

The net surpluses, after loan repayments, that arise from the sale of property to tenants 

under the voluntary purchase grant arrangements, instituted by the Department for 

Communities, can be utilised by the Association.  If the surpluses are not used within two 

years of their receipt they may be payable in part or in full to the Department for 

Communities. 
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2.8  Income tax 

The Association is accepted as a charity by the HMRC.  Income and capital gains of the 

Association are generally exempt from tax if applied for charitable purposes. 

2.9 Value Added Tax 

The Association is not registered for VAT. All of its income, including rental receipts, is exempt 

for VAT purposes. 

2.10 Financial instruments 

The Association only has financial assets and financial liabilities of a kind that qualify as basic 

financial instruments.  Basic financial instruments are initially recognised at transaction value 

and subsequently measured at their settlement value. 

2.11 Judgements in applying accounting policies and key sources of 

estimation uncertainty 

No judgments have been made in the process of applying the above accounting policies (apart 

from those involving estimates).  There were no key assumptions made concerning the future 

and other key sources of estimation uncertainty at the reporting date that have a significant 

risk of causing a material adjustment to the carrying amounts of assets and liabilities within 

the next financial year. 

2.12  Going concern 

After making appropriate enquires, the Board of Management 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. 

3. Turnover, Operating costs and operating surplus  

 2020 £  2019 £ 
 Operating 

Turnover 
 

 Operating 
Costs 

 

 Operating 
Surplus/ 
(deficit) 

 

 Operating 
Surplus/ 
(deficit) 

Social Housing Activities 

(Note 4) 5,806,493 

 

5,012,857 

4 

793,636 

 

495,962 

Non-Social Housing 
Activities (Note 5) 94,756 

 
94,756 

 
- 

 
- 

 5,901,249  5,107,613  793,636  495,962 
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4. Turnover, operating costs and operating surplus/(deficit) from social housing activities  

 2020 £  2019 £ 

 
General 

 
Sheltered 

 
Total 

 
 

Total 
 

Operating Income       

Rent Receivable 371,626 3,041,549 3,413,175  3,280,651 

Service Charges Receivable - 760,629 760,629  693,848 

Rates Receivable 47,423 420,837 468,260  452,177 

Support Charges Receivable- Supporting People - 275,865 275,865  266,152 

Support Charges Receivable- Tenants   - 154,839 154,839  155,568 

Direct Emergency Funding – Covid 19 - 3,090 3,090  - 

Income from SHG/HAG  59,226 696,284 755,510  749,904 

Income from Other Grants  2,400 46,127 48,527  51,805 

Less: Voids (4,940) (68,462) (73,402)  (81,672) 

Total Social Housing Income 475,735 5,330,758 5,806,493  5,568,433 

      

Operating Costs      

Service Costs - 796,678 796,678  717,755 

Support Costs - 431,292 431,292  423,453 

Support Costs – Covid 19 - 3,058 3,058  - 

Tenants Support - 27,753 27,753  32,910 

Management Costs 55,807 691,504 747,311  712,167 

Rates Payable  47,420 420,700 468,120  447,351 

Maintenance Administration costs 7,718 135,574 143,292  170,919 

Planned & Cyclical Maintenance  6,094 287,864 293,958  418,340 

Reactive Maintenance  31,207 433,053 464,260  561,761 

Major Repairs (not capitalised) 2,297 66,268 68,565  69,544 

Bad Debts Written Off - - -  - 

Depreciation of Housing Properties  130,785 1,473,150 1,603,935  1,548,786 

Other Depreciation  - 12,195 12,195  6,784 

Transfer to/(from) Tenants’ Services Fund  - (47,560) (47,560)  (37,299) 

Total Social Housing Expenditure 281,328 4,731,529 5,012,857  5,072,471 

      

Operating surplus/(deficit) on social housing 194,407 599,229 793,636  495,962 
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4. Turnover, operating costs and operating surplus / (deficit) from social housing 

activities (cont’d) 

DfC Allowances 2020  2019 

 £  £ 

Management allowances 31,680  31,680 

Management costs (55,807)  (53,314) 

Surplus/ (deficit) (24,127)  (21,634) 

    

Maintenance allowances 37,120  37,120 

Planned and cyclical maintenance (13,812)  (11,269) 
Reactive maintenance (31,207)  (37,469) 

Surplus/ (deficit) (7,899)  (11,618) 

 

Technical & Non-Technical Income 

 2020  2019 

 £  £ 

Technical 2,910,733  2,780,624 

Non-Technical 2,091,723  1,986,100 

Total 5,002,456  4,766,724 

 

5. Turnover, operating costs and operating surplus/(deficit) from non-social 

housing activities  

 2020  2019 

 £  £ 
Operating Income    
Development 94,756  38,713 

Management Services -  - 
Other Income (detail separately if material) -  - 

Total Non-Social Housing Income 94,756  38,713 

 
Operating Costs  

 
 

Development Costs 94,756  38,713 
Pension charge / (credit) -  - 

Other Costs (detail separately if material) -  - 

Total Non-Social Housing Expenditure 94,756  38,713 
    

Operating surplus/(deficit) on non-social housing -  - 
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6. Surplus on ordinary activities 

Surplus on ordinary activities is stated after charging / (crediting): 

 2020  2019 

 £  £ 
Depreciation – owned tangible fixed assets 1,663,351  1,599,900 
Amortisation of grant / Release of capital grant (804,037)  (801,709) 
Auditor’s remuneration 
- External audit of these financial statements 6,600 

 
6,600 

- Internal audit  10,710  7,398 

    

 

7. Interest payable 

 2020  2019 
 £  £ 
Bank overdrafts   - 

Bank loans 21,095  28,071 
Bank interest and charges   - 

 21,095  28,071 

 

8. Employee information 

Average monthly number of employees during the financial year expressed as full-time 

equivalents is as follows: 

 2020  2019 
 No.  No. 
Administration 18  18 
Housing, support and care 27  27 

 45  45 

 
Staff costs 

 
2020 

  
2019 

 £  £ 
Wages and salaries 1,060,392  1,014,169 
Social security costs 66,290  70,933 
Pension costs 102,358  93,032 

 1,229,040  1,178,134 

 

The remuneration, including benefits in kind, of the management team of the Association 

during the year was: 

 2020  2019 

 £  £ 

Aggregate emoluments 242,755  228,922 

Pension Contributions 29,179  26,494 

 271,934  255,416 
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8. Employee information (cont’d) 

The emoluments payable to the highest paid management team member (currently 

included within the above table) are as follows: 

 2020  2019 

 £  £ 

Aggregate emoluments 79,328  77,150 

Pension Contributions 13,109  12,852 

 92,437  90,002 

 

The number of management team members to whom emoluments were paid during the year 

falls within each of the following bands: 

 2020 2019 

 No. No. 

75,000 – 80,000 1 1 

40,000 – 45,000 3 2 

35,000 – 40,000 - 1 

30,000 – 35,000 1 - 

25,000 – 30,000 - 1 

 5 5 

 

9. Board of Management remuneration 

There was no remuneration paid to the Board of Management of the Association (2019: £Nil).  

The Board of Management members were paid out of pocket expenses totalling £2,257 (2019: 

£1,231). 

10. Exceptional costs 

 2020 2019 

 £ £ 

Redundancy costs 3,500 16,675 

Movement in pension liability up to the date of cessation - 176,000 

Other pension costs - 9,000 

 3,500 201,675 
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11. Tangible fixed assets – Housing properties 

 Housing properties 
held for letting 

 £ 
Cost or valuation  
At 1 April 2019 50,902,811 
Additions 2,020,457 
Disposals (490,672) 

At 31 March 2020 52,432,596 

Completed 51,584,427 

Work in progress 848,169 

  
Depreciation and impairment  
At 1 April 2019 22,539,720 
Charge for the year 1,603,935 
Impairment charged in year - 
Eliminated on disposal (490,672) 

At 31 March 2020 23,652,983 

  
Net book value  

At 31 March 2020 28,779,613 

At 31 March 2019 28,363,091 

 

12. Housing Stock 

Number of units owned and managed at year end 

 

 

 

 

 

 

 

 

Self-Contained 2020  2019 
 Properties  Properties 
General Needs Housing 80  80 
Supported Housing -  - 
Sheltered Housing 879  879 
Shared Ownership/ Affordable Housing -  - 

 959  959 

Non Self-Contained 2020  2019 
 Bedspaces  Bedspaces 
General Needs Housing -  - 
Supported Housing -  - 
Sheltered Housing -  - 

 -  - 

Total Units Owned and Managed at year end 959  959 
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13. Other tangible fixed assets 

 Leasehold 
building 

 Furniture 
and 

equipment 

 Motor 
vehicles 

 Total 

 £  £  £  £ 

Cost or valuation        

At 1 April 2019 665,584  306,753  25,000  997,337 

Additions -  48,396  -  48,396 

Disposals -  (22,926)  -  (22,926) 

At 31 March 2020 665,584  332,223  25,000  1,022,807 

        

Depreciation         

At 1 April 2019 155,957  252,271  13,967  422,195 

Charge for the year 18,523  36,233  4,657  59,413 

Eliminated on disposal -  (22,926)  -  (22,926) 

At 31 March 2020 174,480  265,578  18,624  458,682 

        

Net book value        

At 31 March 2020 491,104  66,645  6,376  564,125 

At 31 March 2019 509,627  54,482  11,033  575,142 

 

14. Debtors 

 2020  2019 

 £  £ 

Gross rental debtors – Technical 81,671  37,140 

Gross rental debtors – Non-Technical 12,422  10,643 

Provision for bad debt (16,162)  (17,335) 

Net rental debtors 77,931  30,448 

Housing Association Grant receivable 16,636  17,970 

Prepayments and accrued income 81,197  69,126 

Other debtors 16,131  3,973 

 191,895  121,517 
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15. Creditors 

Amounts falling due within 1 year 

 2020  2019 
 £  £ 
Loans  75,219  82,118 
Housing Association Grant in advance  676,997  4,348 
Deferred Housing Association and other grants  804,035  801,709 
Disposal Proceeds Fund  -  - 
Accruals and deferred income  116,632  155,957 
Rent and service charges received in advance  132,041  38,255 
Tenants’ Services Fund  102,769  150,329 
Trade Creditors  89,179  259,266 
Other creditors 87,296  372,885 

 2,084,168  1,864,867 

 

Amounts falling due after more than 1 year 

 2020  2019 
 £  £ 
Loans (see analysis below) 315,646  390,865 
Deferred Housing Association Grant  19,073,188  19,287,834 

 19,388,834  19,678,699 

 

Loans 

 2020  2019 

 £  £ 

Within one year  75,219  82,118 

Between one and two years 68,262  75,219 

Between two and five years  96,730  164,993 

In five years or more 150,653  150,653 

 390,864  472,983 

 

Loans are secured by specific charges on the Association’s properties and are repayable 

at varying rates of interest in instalments due as above. 

 

15. Deferred grant 

 2020  2019 

 £  £ 
At 1 April  20,089,543  20,819,324 
Grant recognised in the year 591,715  71,929 
Released to income in the year (804,037)  (801,710) 

At 31 March 19,877,221  20,089,543 
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16. Capital commitments 

At 31 March 2020 the Association had capital commitments as follows: 

 2020  2019 

 £  £ 

Contracted for but not provided in the financial 

statements 1,489,803 

 - 

Expenditure authorised by the Board of Management, 

but not contracted - 

 

211,427 

 1,489,803  211,427 

 

17. Contingent Liabilities 

The Association released Housing Association Grant to income during the year in accordance 

with the Housing SORP 2018.  The possibility of reimbursement to the Department for 

Communities is considered to be unlikely as the housing properties are expected to continue 

to be made available for social housing for the foreseeable future.  

18. Pension commitments  

 

The Association previously participated in a defined benefit salary pension scheme through 

the Northern Ireland Local Government Offices Superannuation Committee.  At 10 March 

2019, the Association exited this pension scheme.  Ongoing pension commitments relate 

solely to contributions into Defined Contribution / Money Purchase schemes. 

 

19. Share capital 

Ordinary shares of £1 each fully paid: 

 2020  2019 

 £  £ 

At 1 April 2019 20  19 

Issued in the year 2  7 

Transferred to capital reserve (2)  (6) 

At 31 March 2020 20  20 

 

20. Capital reserves 

 2020  2019 

 £  £ 

At 1 April 2019 67  61 

Transferred from share capital  2  6 

At 31 March 2020 69  67 
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21. Related party transactions 

Radius Housing has been identified as a related party due to Alpha and Radius having one 

shareholder in common.  Radius Housing has been retained as Alpha’s Development advisor in 

relation to one development scheme.  There were no transactions with Radius in the current 

year.   

 

 

 


