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Report of the Board of Management for the year ended 31 March 2021 

Report of the Board of Management for the year ended 31 March 2021 

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

March 2021. 

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 974 homes in 40 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 2020-21, the Department for Communities issued its second annual formal 

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

2019-20, Alpha achieved the highest level of compliance (Level 1) in all areas 

encompassing governance, service standards and financial viability. 

Statement of Compliance with Code of Governance 

2021-22 was the third 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.   
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Risk management 

Alpha’s management of risk has continued to strengthen during 2020-21. 

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

committees and senior management to effectively identify and manage risks. 

Four internal audits were carried out by Wylie & Bisset during the year covering Business 

Resilience and Business Continuity; Asset Management; Accounts Payable; and IT 

Security. Performance was judged to be satisfactory in the four areas audited, with 

auditors making fewer recommendations than their average for housing association 

internal audits in these areas. Much good practice was recorded, and helpful 

recommendations were made. 

The Audit & Governance Committee continues to be pleased with the performance of 

internal auditors Wylie & Bisset, a Scottish firm with extensive social housing experience. 

This is helping 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. Following the Grenfell Tower fire, and the serious fire at Alpha’s 

Agherton Grange sheltered housing scheme, fire safety continues to be a top priority. After 

the comprehensive fire compartmentation surveys completed in 2019-20, an extensive 

£210k programme of fire compartmentation and fire stopping works was completed across 

our estate in 2020-21 by a specialist FIRAS accredited contractor. 

Response to Coronavirus pandemic 

During 2020-21, the Coronavirus (COVID-19) global pandemic has continued to dominate 

our operating environment. Protecting tenants and staff have continued to be over-riding 

priorities. 

To help safeguard tenants, a wide range of measures have been implemented. These 

extended far beyond the standard responses including social distancing and enhanced 

cleaning. Most radically, it was decided to suspend lettings in our sheltered apartment 

schemes during the periods of highest case numbers. Although this did contribute to higher 

levels of voids, it was considered important to help protect new and existing tenants, 

especially before they were fully vaccinated. 

Inevitably, many normal scheme activities had to be indefinitely suspended to protect 

tenants and staff, such as coffee mornings and lunch clubs. Significant investment was 

made to provide tenants with resources for individual activities, including crafts and quiz 

books. One-to-one support was intensified through Scheme Co-ordinators completing 

special Covid support plans with tenants and offering greater support to residents through 

morning calls, completed over the phone or via Tunstall telecare units. Head office staff 

volunteered to make weekly ‘befriending’ calls to tenants that had requested them. For 

tenants reluctant to venture out during lockdowns, there was extensive signposting and 

facilitation of home deliveries and other essentials.  
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To protect staff, for the whole of 2020/21 home working continued to be the default 

arrangement for Alpha’s usually office-based staff. Frontline staff in Alpha’s sheltered 

housing schemes benefitted from measures including hybrid working arrangements and 

the provision of enhanced Personal Protective Equipment, especially higher-grade 

respirator masks. Given the ongoing stress caused by the pandemic, greater support was 

provided, such as counselling and other mental health services through local provider 

Inspire Wellbeing. Thankfully frontline sheltered housing staff were prioritised for early 

vaccination alongside health and social care staff. 

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. 

The Housing Executive’s Supporting People team completed another inspection of our 

sheltered housing services, this time at the One Irish Gate scheme in Carrickfergus. The 

service passed the inspection, receiving considerable praise in many areas. For example, 

the inspection report stated: “All tenants interviewed stated that the scheme manager was 

professional and respectful and provides not only practical support but emotional support 

as well.” 

Over the last year, overall housing management performance has continued to be strong 

despite the pandemic. Arrears have been low, with arrears at 31 March 2021 totalling 

1.8% of rental income. Only £2,100 of past tenant arrears had to be written off during 

2020-21. However, to help protect tenants and staff from COVID-19, new lettings in our 

sheltered schemes were suspended for significant periods during 2020-21. Therefore, lost 

rental income from void properties increased to 4.4% from 1.5% the previous year. 

However, this trend of higher voids in sheltered housing has been experienced by other 

local housing associations. Importantly, void losses due to COVID-19 in our sheltered 

schemes were compensated in full by the Housing Executive’s Supporting People team. 

Nonetheless, reducing the number of void properties remains a top priority for 2021-22. 

Alpha’s second independent, random sample ‘STAR’ survey of customer satisfaction, 

completed by 275 tenants over the phone in late 2020-21, found that 91% of Alpha 

Housing customers were satisfied with the service they receive from their landlord. 

Although slightly down from the level of overall satisfaction in 2019, this is still one of the 

highest levels achieved by NI social landlords. The survey also found that: 

• Almost 9 out of ten (88%) of customers believe that Alpha treats them fairly with 

90% trusting Alpha, which is indicative of a strong relationship with customers. 

• In the core satisfaction measures, Alpha continues to score highly with all key 

questions scoring over 75% satisfaction. Satisfaction with neighbourhood scores 

highest with 98% satisfaction. 

• Repairs and maintenance was the lowest scoring of these measures, achieving 

75% satisfaction. Customer comments mention delays in getting repairs and 

maintenance work completed and poor communication as reasons for the lower 

score. 
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• Satisfaction with the cleanliness of communal areas remains high at 91%. Interior 

repairs and maintenance (85%) and exterior repairs (84%) are also performing 

well. 

• When reviewing customers within sheltered schemes separately; overall 

satisfaction is high, with most key measures scoring 93% or above. 

• In relation to the COVID-19 pandemic; 92% of respondents were satisfied with 

Alpha’s response. 

Throughout 2020-21, Alpha continued to work with sister housing association Clanmil and 

the NIHE Supporting People team to develop 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. 

Funding has been secured, but the launch of the pilot has been repeatedly delayed due to 

COVID-19 safety concerns. We still hope it may be possible to run this pilot in 2022. 

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. 

Perhaps unsurprisingly, the pandemic has greatly inhibited tenant participation activities, 

which in our sheltered schemes had been heavily reliant on face-to-face engagement in 

coffee mornings and similar gatherings. The usual annual ‘Time for Tenants’ meetings in 

our sheltered schemes, providing scope for any maintenance or housing management 

concerns to be raised, were not able to be held in 2020-21. 

The Tenants Committee therefore met less frequently during with 2019-20. However, a 

socially distanced face-to-face meeting was held at Lowry Court in south Belfast in July 

2020, with other virtual meetings through the year enabling tenant engagement with 

Alpha management on key issues. Tenants Committee Chair Chris Craig presented again 

to the 2020 Annual General Meeting (AGM), outlining the Committee’s activities during the 

previous year and summarising tenants’ priorities. 

As well as virtual Tenant Committee meetings, other Zoom meetings were organised for 

all tenants during the year. These included virtual coffee mornings and quizzes. However, 

participation was relatively modest, highlighting the remaining challenges around 

increasing digital inclusion for our mainly older residents. 

It was pleasing that the pandemic did not prevent us undertaking our second ‘STAR’ survey 

in March 2021, as detailed above. The results of the survey provide a reliable indication of 

tenants’ priorities and are guiding the management team to focus on key issues such as 

improving the day-to-day repairs service and general responsiveness when our customers 

raise concerns. 
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Value for money 

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

For 2020-21, a rent increase of 2.7% was applied to decontrolled rents. This compares 

favourably to the 3.9% increase in state pensions most of our tenants received from 6 

April 2020. 

However, most of our tenants are in sheltered housing and therefore pay a weekly charge 

comprising ‘core’ rent, service charge and support charge. Changes were made to our 

service charge policy from April 2019 to cover the costs of providing services more fully 

through service charges, therefore making services more sustainable and bringing our 

practice in to line with other housing associations. As for 2019-20, this meant that in 2020-

21, most tenants’ service charges increased by more than inflation through the resulting 

adjustments. 

A major ongoing challenge for Alpha as mainly a sheltered housing provider is the 

sustainability of funding support services, given the ongoing squeeze on Supporting People 

funding. Grants were again frozen for 2020-21, another real terms cut given the effect of 

inflation. This meant that tenants’ support charges had to be frozen again, leading to a 

£20k deficit in this area, given the need to sustain Scheme Co-ordinators hours during the 

pandemic. 

Overall, the 2.7% rent increase, above inflationary increases in most service charges, and 

continued freeze in support charges meant that most sheltered tenants’ weekly charges 

increased by 3-4% for 2020-21. Given the 3.9% increase in pensions, this increase was 

considered reasonable and appropriate by the Board. Also, benchmarking indicates that 

Alpha’s overall weekly charges to tenants are at around median levels for sheltered 

housing in Northern Ireland. 

Value for money is as much about the quality as the cost of services. As already 

highlighted, there is clearly still ample scope for further improvements. However, a range 

of data, from the recent STAR survey to Supporting People inspection reports and 

Housemark benchmarking data, provide ample evidence that most tenants are receiving 

good housing and support services. Alpha is determined to improve further in the years 

ahead.  

More detail on Alpha’s work in this area will be included in the value-for-money statement 

which, in line with regulatory requirements, will be published alongside our Annual Report 

for 2020-21. 
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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. 

However, in common with other housing associations, the Coronavirus pandemic 

significantly impaired Alpha’s ability to deliver both response and planned maintenance 

services during 2020-21. Especially during the lockdown periods, contractors were 

struggling with a huge drop-off in work, severe staffing challenges and the limited 

availability of materials. Alpha’s Maintenance Department worked effectively with 

contractors to sustain services to our elderly tenants in these trying circumstances. 

In response maintenance, 4,906 repair orders were completed during 2020-21, an 8% 

increase on the previous year. Expenditure increased significantly by 18%, from £566K in 

2019-20 to £669K in 2020-21 (including administration costs). Much of this increase was 

due to the ‘Covid surcharges’ Alpha and our Accord partners agreed to pay our multi-

trades MTC contractor during the height of the pandemic. This was following new CPD 

guidance for clients to work fairly and collaboratively with contractors to help ensure they 

remained viable and were able to sustain services. 

The pandemic resulted in a temporary deterioration in response times. For 2020-21 as a 

whole, 81% of emergency repairs were completed in 24 hours, versus an Alpha target of 

90% and 80% of urgent repairs were completed in 4 working days, versus an Alpha target 

of 80%. However, performance on routine repairs was much better, with 92% of routine 

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

pandemic made the fulfilling of normal response times impossible, Alpha staff engaged 

closely with affected tenants to keep them informed and make interim arrangements 

where necessary. Encouragingly, since emerging from the lockdowns, response 

maintenance response times have been steadily improving, with this progress continuing 

into 2021-22. 

A major programme of planned maintenance for 2020-21 was reframed to avoid 

contractors having to enter tenants’ homes during the pandemic. £1.4M was invested in 

major repairs and cyclical redecoration. A particular focus was replacing outdated 

communal and emergency lighting systems, which had been costing a great deal for 

ongoing maintenance. Tenant feedback on the new LED systems has been very positive, 

with residents greatly appreciating their brightness and reliability. Extensive external 

works were completed at Taylor Court, Belfast; Carnvue Court, Carnmoney; and Manse 

Court, Millisle. Among the improvements made were the installation of new external lights, 

car park resurfacing and creation of extra car parking spaces.  
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Building new homes 

During the year, Alpha’s first development in many years was completed at Barnetts Road 

in east Belfast. This exemplar development provides 14 two-bedroom apartments built to 

the HAPPI principles, a blueprint for high-quality housing for older people. Feedback from 

the new tenants has been extremely positive.  

A contract was also signed for a similar 14 apartment HAPPI scheme in the Antrim village 

of Broughshane, which is being constructed by Ballymena-based Martin & Hamilton and is 

expected to be completed in July 2022. 

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

220 new homes between 2020-25. Many potential development opportunities have been 

explored by the new Development Manager in 2020-21, some of which are expected to 

come to fruition in 2021-22. 
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2020-21 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       £6,010,951 

Operating costs      £5,479,726 

Operating Surplus      £531,225 

Total comprehensive income for the year  £490,385 

Turnover increased by 1.9% compared to 2019-20. With operating costs having increased 

significantly, as expected, from 2019-20, the operating surplus reduced to £531,225 from 

£793,636. Total comprehensive income for the year decreased accordingly to £490,385. 

The Board believes this was a satisfactory financial performance during an especially 

challenging year. 

Expected Performance in Year Ending 31 March 2022 

Turnover is expected to remain broadly static at £5.9M. Expenditure will increase by 3% 

to £5.7M due to projected increases in response and planned maintenance costs, largely 

driven by market conditions. Therefore, a more modest operating surplus of £235,773 is 

projected. The Association will pursue new development opportunities in 2020-21 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 2021, 

Alpha had Department for Communities loans outstanding of £99K and cash reserves of 

£4.13M. The Association’s only outstanding bank loan with Danske Bank was paid off in 

full during 2020-21. 

To support Alpha’s growth ambitions, a bank loan facility for up to £10M was agreed with 

Danske Bank, following a procurement exercise. However, this has not yet needed to be 

used as the Association’s only current new-build development, at Fir Park, is being funded 

through cash reserves. 

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.  
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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 Committee 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 
15 September 2021
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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 2021 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  

– 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 2021 

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) 2016 (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. 

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We 

design procedures in line with our responsibilities, outlined above, to detect material 

misstatements in respect of irregularities, including fraud. The extent to which our procedures 

are capable of detecting irregularities, including fraud is detailed below: 

• We considered the opportunities and incentives that may exist within the 

organisation for fraud and identified the greatest potential for fraud in the following 

areas: timing of recognition of income; and posting of unusual journals along with 

complex transactions.  We discussed these risks with client management, designed 

audit procedures to test the timing of income, tested a sample of journals to confirm 

they were appropriate and reviewed areas of judgement for indicators of 

management bias to address these risks. 

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 the Co-operative 

and Community Benefit Societies Act (Northern Ireland) 2016 (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 Association and the 

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

 

 

 

http://www.frc.org.uk/auditorsresponsibilities
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B Clerkin (Senior Statutory Auditor) 

for and on behalf of ASM (B) Ltd 

Statutory Auditor 

Glendinning House 

6 Murray Street 

Belfast 

BT1 6DN 

 

15 September 2021
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Statement of Comprehensive Income  

For the year ended 31 March 2021 

 Notes 2021 

£ 

 2020 

£ 

Turnover  3 
6,010,951 

 
5,901,249 

Operating costs  3 
5,479,726 

 
5,107,613 

Operating surplus / (deficit)   
531,225 

 
793,636 

Gain / (loss) on disposal of fixed 

assets  
 

5,656 
 

- 

Interest payable  
(12,796) 

 
(21,095) 

Interest receivable  
7,720 

 
25,493 

Finance costs  
(41,420) 

 
- 

Exceptional costs 10 
- 

 
(3,500) 

Surplus / (deficit) before tax   
490,385 

 
794,534 

Taxation   
- 

 
- 

Surplus / (deficit) after tax   
490,385 

 
794,534 

Other comprehensive income  
 

 
 

Unrealised surplus / (deficit) on 

revaluation of housing properties  
 

- 
 

- 

Total comprehensive income for 

the year 
 

490,385 
 

794,534 

 

The notes on pages 23 to 34 form part of these financial statements. 
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Statement of Changes in Equity 

For the year ended 31 March 2021 

 

 Share Capital Capital reserve Revenue 

reserve 

Total 

 £ £ £ £ 

Balance at 1 April 2020 20 69 12,360,414 12,360,503 

Surplus / (deficit) for the year - - 490,385 490,385 

Other comprehensive income - - - - 

Transfers between reserves   (1) 1 - - 

Issue of share capital - - - - 

Balance at 31 March 2021 19 70 12,850,799 12,850,888 

 

The notes on pages 23 to 34 form part of these financial statements. 
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Statement of Financial Position  

As at 31 March 2021 

 Notes 2021 

£ 

 2020 

£ 

Fixed assets      

Housing properties  11 30,034,491  28,779,613 

Other tangible fixed assets  13 585,498  564,125 

  30,619,989  29,343,738 

Current assets      

Trade and other debtors  14 480,970  191,895 

Cash and cash equivalents   4,129,684  4,297,872 

  4,610,654  4,489,767 

     

Less: Creditors: amounts falling due 

within one year  

15 (2,850,360)  (2,084,168) 

Net current assets / liabilities   1,760,294  2,405,599 

     

Total assets less current liabilities  32,380,283  31,749,337 

     

Creditors: amounts falling due after more 

than one year  

15 (19,529,395)  (19,388,834) 

     

Total net assets   12,850,888  12,360,503 

     

Reserves      

Share capital 19 19  20 

Revenue reserve   12,850,799  12,360,414 

Capital reserve  20 70  69 

Total reserves   12,850,888  12,360,503 

 

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

issue on 15 September 2021 and signed on its behalf by: 

 

 

     

Mr J G Clarke 

Chairman 

 Ms C Cooney 

Secretary 

 Mr K Dempsey 

Vice Chair 

 

The notes on pages 23 to 34 form part of these financial statements. 
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Statement of Cash Flows  

For the year ended 31 March 2021 

 Notes 2021 

£ 

 2020 

£ 

Net cash inflow / outflow from operating 

activities  

A 1,905,142  1,130,299 

Returns on investments and servicing of   

finance 

B (46,493)  4,398 

Capital expenditure and financial investment B (1,734,559)  (804,489) 

     

Cash inflow / outflow before use of liquid  

resources and financing 
 124,090  330,208 

     

     

Financing B (292,278)    (82,118) 

 

 
 (168,188)  248,090 

     

 

Reconciliation of net cash flow  

     

Increase / decrease in cash in period    (168,188) 

Cash at 1 April 2020    4,297,872 

Cash at 31 March 2021 

 
   4,129,684 

 

The notes on pages 23 to 34 form part of these financial statements.
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Notes to Statement of Cash Flows  

For the year ended 31 March 2021 

 

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

 

  2021 

£ 

 2020 

£ 

Operating surplus / deficit 531,225  793,636 

Depreciation 1,677,141  1,663,351 

Amortisation of grant (813,351)  (804,037) 

Exceptional costs -  (3,500) 

Movements in:    

  Rent arrears (2,278)  (47,483) 

  Other debtors (31,359)  (22,893) 

  Creditors less than one year 543,764  448,775 

 1,905,142  1,130,299 

 

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

 

Returns on investment and servicing of 

finance 

 

£ 

  

£ 

Interest received 7,720  25,493 

Bank charges (54,213)  (21,095) 

Net cash inflow / (outflow) for returns on 

  investment and servicing of finance 

(46,493)  4,398 

 

 

Capital expenditure and financial investment 

   

Other fixed assets (105,745)  (48,396) 

Housing, land and buildings (2,852,996)  (2,020,457) 

Capital grant received 1,213,182  1,264,364 

Proceeds from sale of equipment 11,000  - 

Net cash inflow / (outflow) for capital expenditure 

  and financial investment 

(1,734,559)  (804,489) 

 

 

Financing 

   

Loan principal repayments (292,278)  (82,118) 

Net cash inflow / (outflow) from financing 

 
 (292,278)  (82,118) 
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Notes to Statement of Cash Flows (cont’d) 

For the year ended 31 March 2021 

 

C. Analysis of changes in net funds 

 

 At 

01/04/20 

£ 

  

Cashflows 

£ 

 Other 

Changes 

£ 

 At 

31/03/21 

£ 

Cash in hand and at bank 4,297,872 
 

(168,188) 
 

- 
 

4,129,684 

Bank Loans (390,864) 
 

292,278 
 

- 
 

(98,586) 

 

3,907,008 

 

124,090 

 

- 

 

4,031,098 
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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) 2016 (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. 

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 using the 

following useful lives: 

Land - Not depreciated 

Structure/main fabric - 60 years 

Roof - 45 years 

Bathroom - 30 years 

Mechanical systems - 30 years 

Electrics - 30 years 

Windows and doors - 25 years 

Kitchen - 20 years 

Lifts - 20 years 

Primary heating unit - 15 years 

Fire alarm system - 15 years 

Warden call system - 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  - 60 years 

Scheme furniture and equipment  - Between 3 and 5 years 

Motor vehicles  - 4 years 

Office furniture and equipment  - Between 4 and 10 years 
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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.  

2.7 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. 

2.8 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. 

2.9 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. 

2.10 Value Added Tax 

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

for VAT purposes. 
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2.11 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. 

2.12 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. 

2.13  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  

 2021 £  2020 £ 

 Operating 

Turnover 

 

 Operating 

Costs 

 

 Operating 

Surplus/ 

(deficit) 

 

 Operating 

Surplus/ 

(deficit) 

Social Housing Activities 

(Note 4) 5,940,143 

 

5,371,760 

4 

568,383 

 

793,636 

Non-Social Housing 

Activities (Note 5) 70,808 

 

107,966 

 

(37,158) 

 

- 

 6,010,951  5,479,726  531,225  793,636 
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4. Turnover, operating costs and operating surplus/(deficit) from social housing activities  

 2021 £  2020 £ 

 
General 

 
Sheltered 

 
Total 

 
 

Total 
 

Operating Income       

Rent Receivable 374,967 3,079,463 3,454,430  3,413,175 

Service Charges Receivable - 793,250 793,250  760,629 

Rates Receivable 48,564 429,386 477,950  468,260 

Support Charges Receivable - Supporting People - 266,223 266,223  275,865 

Support Charges Receivable - Tenants   - 156,539 156,539  154,839 

Direct Emergency Funding – Covid 19 - 193,087 193,087  3,090 

Income from SHG/HAG  59,406 707,298 766,704  755,510 

Income from Other Grants  2,262 54,385 56,647  48,527 

Less: Voids (13,643) (211,044) (224,687)  (73,402) 

Total Social Housing Income 471,556 5,468,587 5,940,143  5,806,493 

      

Operating Costs      

Service Costs - 733,968 733,968  796,678 
Service Costs – Covid 19 - 13,801 13,801  - 

Support Costs - 437,241 437,241  431,292 
Support Costs – Covid 19 - 33,381 33,381  3,058 
Tenants Support 256 27,169 27,425  27,753 
Management Costs 59,700 737,355 797,055  747,311 

Rates Payable  48,256 429,034 477,290  468,120 

Maintenance Administration costs 6,756 148,877 155,633  143,292 

Planned & Cyclical Maintenance  2,994 269,592 272,586  293,958 

Reactive Maintenance  30,175 522,720 552,895  464,260 

Major Repairs (not capitalised) 3,566 200,084 203,650  68,565 

Bad Debts Written Off - - -  - 

Depreciation of Housing Properties  129,240 1,468,878 1,598,118  1,603,935 

Other Depreciation  - 20,964 20,964  12,195 
Transfer to/(from) Tenants’ Services Fund  - 47,753 47,753  (47,560) 

Total Social Housing Expenditure 280,943 5,090,817 5,371,760  5,012,857 

      

Operating surplus/(deficit) on social housing 190,613 377,770 568,383  793,636 
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4. Turnover, operating costs and operating surplus / (deficit) from social housing 

activities (cont’d) 

DfC Allowances 2021  2020 

 £  £ 

Management allowances 31,680  31,680 

Management costs (59,700)  (55,807) 

Surplus/ (deficit) (28,020)  (24,127) 

    

Maintenance allowances 37,120  37,120 

Planned and cyclical maintenance (2,994)  (6,094) 

Reactive maintenance (30,175)  (31,207) 

Maintenance administration (6,756)  (7,718) 

Surplus/ (deficit) (2,805)  (7,899) 

 

Technical & Non-Technical Income 

 2021  2020 

 £  £ 

Technical 3,160,560  2,910,733 

Non-Technical 1,956,231  2,091,723 

Total 5,116,791  5,002,456 

 

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

housing activities  

 2021  2020 

 £  £ 

Operating Income    

Development 70,808  94,756 

Management Services -  - 

Other Income -  - 

Total Non-Social Housing Income 70,808  94,756 

 

Operating Costs  

 

 

Development Costs 107,966  94,756 

Pension charge / (credit) -  - 

Other Costs -  - 

Total Non-Social Housing Expenditure 107,966  94,756 

    

Operating surplus/(deficit) on non-social housing (37,158)  - 
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6. Surplus on ordinary activities 

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

 2021  2020 

 £  £ 

Depreciation – owned tangible fixed assets 1,619,082  1,663,351 

Amortisation of grant / Release of capital grant (813,351)  (804,037) 

Auditor’s remuneration 

- External audit of these financial statements 

 

6,600 

 

6,600 

- Internal audit  8,161  10,710 

    

 

7. Interest payable 

 2021  2020 

 £  £ 

Bank overdrafts -  - 

Bank loans 12,796  21,095 

Bank interest and charges -  - 

 12,796  21,095 

 

8. Employee information 

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

equivalents is as follows: 

 2021  2020 

 No.  No. 

Administration 19  18 

Housing, support and care 26  27 

 45  45 

 

Staff costs 

 

2021 

  

2020 

 £  £ 

Wages and salaries 1,138,103  1,060,392 

Social security costs 79,185  66,290 

Pension costs 97,938  102,358 

 1,315,226  1,229,040 

 

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

during the year was: 

 2021  2020 

 £  £ 

Aggregate emoluments 289,079  242,755 

Pension Contributions 33,048  29,179 

 322,127  271,934 
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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: 

 2021  2020 

 £  £ 

Aggregate emoluments 89,301  79,328 

Pension Contributions 13,770  13,109 

 103,071  92,437 

 

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

falls within each of the following bands: 

 2021 2020 

 No. No. 

80,000 – 85,000 1 - 

75,000 – 80,000 - 1 

45,000 - 50,000 3 - 

40,000 – 45,000 - 3 

35,000 – 40,000 1 - 

30,000 – 35,000 1 1 

 6 5 

 

9. Board of Management remuneration 

There was no remuneration paid to the Board of Management of the Association (2020: £Nil).  

The Board of Management members were paid out of pocket expenses totalling £nil (2020: 

£2,257). 

10. Exceptional costs 

 2021 2020 

 £ £ 

Redundancy costs - 3,500 

Other finance costs 41,420 - 

 41,420 3,500 
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11. Tangible fixed assets – Housing properties 

 Housing properties 

held for letting 

 £ 

Cost or valuation  

At 1 April 2020 52,432,596 

Additions 2,852,996 

Disposals (127,731) 

At 31 March 2021 55,157,861 

Completed 54,844,048 

Work in progress 313,813 

  

Depreciation and impairment  

At 1 April 2020 23,652,983 

Charge for the year 1,598,118 

Impairment charged in year - 

Eliminated on disposal (127,731) 

At 31 March 2021 25,123,370 

  

Net book value  

At 31 March 2021 30,034,491 

At 31 March 2020 28,779,613 

 

12. Housing Stock 

Number of units owned and managed at year end 

 

 

 

 

 

 

 

 

 

Self-Contained 2021  2020 

 Properties  Properties 

General Needs Housing 80  80 

Supported Housing -  - 

Sheltered Housing 894  879 

Shared Ownership/ Affordable Housing -  - 

 974  959 

Non Self-Contained 2021  2020 

 Bedspaces  Bedspaces 

General Needs Housing -  - 

Supported Housing -  - 

Sheltered Housing -  - 

 -  - 

Total Units Owned and Managed at year end 974  959 
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13. Other tangible fixed assets 

 Leasehold 

building 

 Furniture 

and 

equipment 

 Motor 

vehicles 
 Total 

 £  £  £  £ 

Cost or valuation        

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

Additions 404  70,942  34,399  105,745 

Disposals -  -  (25,000)  (25,000) 

At 31 March 2021 665,988  403,165  34,399  1,103,552 

        

Depreciation         

At 1 April 2020 174,480  265,578  18,624  458,682 

Charge for the year 18,728  57,118  2,150  77,996 

Eliminated on disposal -  -  (18,624)  (18,624) 

At 31 March 2021 193,208  322,696  2,150  518,054 

        

Net book value        

At 31 March 2021 472,780  80,469  32,249  585,498 

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

 

14. Debtors 

 2021  2020 

 £  £ 

Gross rental debtors – Technical 80,397  81,671 

Gross rental debtors – Non-Technical 13,905  12,422 

Provision for bad debt (14,093)  (16,162) 

Net rental debtors 80,209  77,931 

Housing Association Grant receivable 272,074  16,636 

Prepayments and accrued income 64,535  81,197 

Other debtors 64,153  16,131 

 480,970  191,895 
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15. Creditors 

Amounts falling due within 1 year 

 2021  2020 

 £  £ 

Loans  45,443  75,219 

Housing Association Grant in advance  919,885  676,997 

Deferred Housing Association Grant  813,351  804,035 

Disposal Proceeds Fund  -  - 

Accruals and deferred income  130,645  116,632 

Rent and service charges received in advance  144,606  132,041 

Tenants’ Services Fund  150,522  102,769 

Trade Creditors  579,124  89,179 

Other creditors 66,784  87,296 

 2,850,360  2,084,168 

 

Amounts falling due after more than 1 year 

 2021  2020 

 £  £ 

Loans (see analysis below) 53,143  315,646 

Deferred Housing Association Grant  19,476,252  19,073,188 

 19,529,395  19,388,834 

 

Loans 

 2021  2020 

 £  £ 

Within one year  45,443  75,219 

Between one and two years 30,844  68,262 

Between two and five years  22,299  96,730 

In five years or more -  150,653 

 98,586  390,864 

 

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

at varying rates of interest in instalments due as above. 

 

16. Deferred grant 

 2021  2020 

 £  £ 

At 1 April  19,877,221  20,089,543 

Grant recognised in the year 1,225,733  591,715 

Released to income in the year (813,351)  (804,037) 

At 31 March 20,289,603  19,877,221 
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17. Capital commitments 

At 31 March 2021 the Association had capital commitments as follows: 

 2021  2020 

 £  £ 

Contracted for but not provided in the financial 

statements 1,698,768 

 

1,489,803 

 1,698,768  1,489,803 

 

18. Contingent Liabilities 

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

with the Housing SORP.  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.  

19. Share capital 

Ordinary shares of £1 each fully paid: 

 2021  2020 

 £  £ 

At 1 April 2020 20  20 

Issued in the year -  2 

Transferred to capital reserve (1)  (2) 

At 31 March 2021 19  20 

 

20. Capital reserves 

 2021  2020 

 £  £ 

At 1 April 2020 69  67 

Transferred from share capital  1  2 

At 31 March 2021 70  69 

 

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 was retained as Alpha’s Development advisor in 

relation to one development scheme which was completed during 2020/21.  Alpha paid £70,794 

to Radius during 2020/21 in respect of those services.  There were no payments owing to, or 

from, Radius at the year end.   


