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Overview 
 
The Board of Alpha (RSL) Limited presents its report and audited financial statements for 
the year ended 31 March 2019. 
 
Alpha (RSL) Limited, trading as Alpha Living, provides sheltered accommodation and services 
for the over 55s across the north of England.  
 
Our principal activities are the management, maintenance and development of affordable 
homes to rent. Our mission is to provide excellent quality housing and services which 
enhance the lives of older people within our communities. As at 31 March 2019, Alpha 
managed 882 properties.  
 
As a specialist provider of older persons’ housing we see ourselves as much more than a 
landlord. We exist to help people live independent and fulfilling lives for as long as possible 
and to create happy and sustainable communities. We are investing in our existing 
properties and services, and growing to provide much-needed housing for people in need. 
Alpha has a clear corporate plan with ambitions for growth and an aim to position Alpha as 
an agile partner and innovator. While refining our strategic position, we have also made 
major strides in delivery.  
 
During the year ended 31 March 2019, Alpha: 
 

• Started on site with its first extra care housing development with the benefit of grant 
funding of £5.04m from Homes England and Wirral Borough Council 

• Secured a further loan of £4.65m from Lloyds Bank 
• Completed the conversion of former development managers’ accommodation to 

provide 17 additional homes 
• Completed a ‘Big Conversation’ with over 300 people, exploring the aspirations of 

older people to help position Alpha’s offer 
• Became early adopters of Together with Tenants and started to develop options for 

greater empowerment of residents  
• Started to deliver an significant and innovative ICT Strategy at an estimated total 

cost of £500k that will transform Alpha’s services   
• Established an in-house handyperson service which generated savings of £115k in its 

first year 
• Started work on transformational projects including Alpha’s culture, people and a 

clear offer to older people 
• Restructured the senior team to help better meet the challenges of the future 
• Reviewed the performance of its assets 
• Reviewed its treasury management strategy 
• Continued to out-perform its business plan  

 
The association has the following mix of housing stock in management: 
 
Type 
 

2019 2018 

Studio Apartments 136 141 
One-bedroom Flats 734 713 
Two-bedroom (or more) Flats 12 11 
Total stock 882 865 
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Alpha’s housing stock is located principally on the Wirral (453 units). There are also 
significant stock holdings in the following local authority areas: 
 
Local Authority 
 

Number of Units 

Bury 32 
Cheshire East  32 
Cheshire West and Chester 51 
Kirklees 46 
Leeds 48 
Newcastle under Lyme 71 
Sheffield 46 
Shropshire 11 
St Helens 60 
Telford and Wrekin 32 

 
A regularly updated stock condition survey confirms all properties meet the Decent Homes 
Standard. Alpha has agreed an enhanced Alpha Standard to reflect the aspirations of existing 
and prospective residents and help to ensure accommodation remains popular and 
sustainable over the long-term. Alpha has embarked on a substantial capital improvement 
programme which will see all properties meet the Alpha Standard by 2022.  
 
Alpha is regulated by the Regulator of Social Housing, with whom it is registered and is 
required to comply with the regulatory framework.  In addition, Alpha has also adopted the 
2015 National Housing Federation (NHF) Governance Code. The association is governed by a 
Board of Management of up to 12 non-executive Directors, and is managed by a senior team 
headed by the Chief Executive and supported by a Deputy Chief Executive, Head of Finance 
& Resources, Head of Asset Management and Senior Housing Manager, who also attend all 
Board meetings. 
 
Objectives and Strategy 
 
Alpha has adopted an over-arching corporate plan which addresses the aim of ensuring 
Alpha’s current housing meets needs and is well managed, and the ambition to grow the 
organisation to meet future needs.  
 
Alpha’s mission is to make a positive difference to the lives of older people.  
 
As a specialist housing provider we aim to provide imaginative services and housing that 
meet the needs and growing aspirations of the future. We have financial capacity and 
recognise that we can make the biggest difference by working closely with partners.  
 
The three key aims of the corporate plan are: 
 
To be a respected provider 

• Enhancing our accommodation and services, creating vibrant communities and giving 
support which enhances independence 

• Reducing the number of Alpha bedsits and bringing all our properties up to the Alpha 
Standard 

• Retaining and where possible enhancing the local development manager service 
• Evidencing the difference Alpha makes to people’s lives’ 
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Grow responsibly 

• Grow through new provision and explore opportunities to provide extra care and 
care-ready housing 

• Reduce reliance on rents and service charges and develop other forms of income 
• Consider risks associated with growth and keep structures under review 
• Offer our management services to others to add value through our knowledge, 

expertise and dedication 
 

Act as a catalyst for innovation 

• Set up a growth opportunity fund to develop ideas, partnerships and ensure resources 
are available to meet goals 

• Position Alpha as a partner open to new ideas and able to deliver what it promises 
• Concentrate growth on a smaller geographical area centred around the Liverpool 

City Region and Cheshire 
• Work with other partners through strategic co-operation and joint ventures 
• Work with social care and health to understand priorities and offer solutions 
 

This is underpinned by our values: 
 
All-embracing 

Valuing everyone for who they are, empowering people and welcoming diversity 

Listening 

Putting residents at the heart of everything we do and going the extra mile 

Positive 

Making a difference; pioneering and brave 

Honest 

Open and transparent; treating residents and colleagues with respect 

Agile 

Adaptable and responsive; getting the big things and the small things right 
 
 
Alpha’s Board wants to achieve a balance between investment in existing homes and services 
and in new provision.  Alpha recognises changes in the housing market which will see the 
proportion of people aged over 65 double over the next 20 years. The next generation of 
older people will have a greater spread of income, will be more frail, will have more 
sophisticated expectations and will contain more men.  Alpha’s strategy is built around 
three ambitions to be a catalyst for change, to be recognised as provider of high quality 
housing and services and to work with partners to secure improvements it could not achieve 
through acting alone.  
 
Alpha’s asset management strategy details the need to invest a total of £11.7m to improving 
existing housing by 2022. The strategy ensures appropriate investment in sustainable housing 
and supports the Board’s view that well maintained sheltered accommodation supported by 
sensitive management will play an important role in the future. The sustainability and 
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financial health of every Alpha development is reviewed annually to identify trends and to 
ensure appropriate investment.  
  
Alpha will grow, but not at the expense of its values. We completed a major piece of work 
called Alpha’s Big Conversation during the year. We talked to existing residents, prospective 
residents and partners about the experience of growing old in the 21st century. Successful 
housing needs to be attractive and to have a sense of community where people can be at 
their best. We already place a huge emphasis on getting to know what makes our residents 
tick and ensuring we provide appropriate support and an exciting environment for them to 
thrive. The next generation will have even greater expectations. 
 
Alpha’s key growth ambition is to develop extra care housing. From a business point of view 
this will spread risk and reduce reliance on sheltered accommodation built in the 1970s and 
1980s. From the point of view of local authority partners, in the medium and longer term it 
will reduce expenditure on residential care. More importantly from a residents’ point of 
view will allow people to age in place in a high quality and supportive environment which 
will help people remain independent for longer. 
 
We were delighted to make great strides on this ambition during the year. We acquired a 
site from Wirral Borough Council in Upton, Wirral in 2018 and made a successful bid to 
Homes England for grant through the Shared Ownership and Affordable Housing Programme 
for £4.6m. We also achieved further grant support from Wirral Council for £440k. We are 
very grateful to both partners for their support. Work started on site in February 2019 to 
deliver a 78 unit extra care development by late 2020. The development will also house 
Alpha’s new head office. 
  
Alpha’s strategic objectives are underpinned by an annual delivery plan.  
 
Internal control statement  
 
The external environment remains challenging. There are major uncertainties over Brexit 
and the form this will take. The prospect of an early general election remains a possibility, 
with associated implications for the economy and housing and welfare policy. The Housing 
Green Paper has helped to focus debate on accountability to residents and quite rightly has 
shifted attention to their involvement and empowerment.  
 
Housing benefit claims continue to be migrated to Universal Credit, under which Alpha no 
longer receives housing benefit directly from the local authority. Our experience is that 
arrears levels often rise markedly on this transition. 
 
The rent cut implemented for sheltered housing from April 2017, and now in its final year is 
testing, but is fully funded in Alpha’s business plan. We have met the challenge by improving 
performance and by changing our staffing structure. The government’s announcement in 
October 2017 to support above inflation rent increases from 2020 is welcome and will allow 
us to reinvest our surpluses into improving housing and funding growth.  
 
One of Alpha’s greatest risks remains the future funding of sheltered and supported housing. 
While the original proposal to introduce a local housing allowance cap to all housing benefit 
claims was shelved, the mechanism for future funding is still uncertain and remains subject 
to review. Alpha is active in arguing for a fair funding system which allows housing providers 
to plan for the future. 
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  Strategic Risk Risk 
Score 
(1-25) 

Key Controls and Mitigations 

Government policy 
Changes to the future of funding of 
sheltered and supported housing may 
impact on our income, our asset base and 
our residents’ ability to pay. 

12 

We understand the welfare regime. We 
have, and are developing further robust 
procedures and ICT support to help in 
performance monitoring. We are keeping a 
watching brief on future funding proposals 
and will seek to influence them.  

Growth 
Failure to take opportunities, or poor 
decisions made placing the organisation 
at risk. 

12 

Golden rules adopted for financial and risk 
appraisal of new ventures. Regular 
reporting to Board on all development 
activity. 

Funding and debt 
Inability to meet lender covenants or to 
raise long-term funding on favourable 
terms. 

12 

Robust treasury management policy 
reviewed each year. Independent treasury 
advice retained. 

Brexit 
Disorderly Brexit impact on business plan, 
labour supply, materials and income. 

12 
Brexit scenario included in business plan 
stress testing and scenario planning.  

Asset management 
Ensure our housing is sustainable, in good 
condition, appeals to the aspirations of 
the next generation and maximises a 
return on assets. 

9 

Asset management strategy links to a 
detailed knowledge of our housing stock, 
our residents and future demand. 

Reputation 
Alpha seen as out of touch, not relevant 
or a one-off crisis damages reputation. 

9 
Robust procedures covering all areas of 
operation. Regular feedback from Alpha 
residents. 

Income 
Rent and service charge income does not 
cover costs. Inflation risk.  

9 
Income is modelled in the business plan 
and subject to stress testing and scenario 
planning. 

Organisational capacity 
As a smaller provider, Alpha is unable to 
meet its strategic objectives. 

8 
Capacity, pay and reward reviewed 
regularly as part of people strategy. 

Governance 
Poor decision making, unable to attract 
relevant skills, or non-compliance with 
regulatory requirements. 

8 

Skill based and paid Board. Annual review 
of governance arrangements including 
regular independent assessment.  

Major incident/health and safety 
Failure to comply with legislation results 
in death, serious injury, regulatory 
investigation and penalties. 

8 

Robust procedures tested through regular 
audit. Landlord compliance measured and 
reported to Board. 

 
The place of sheltered housing as sustainable and attractive housing for future generations 
is important. We need to constantly assess demand for our services and be agile in ensuring 
we recognise and meet aspirations. We have significantly reduced the number of studio 
apartments over the last two years (from 176 to 136) through remodelling. We continue to 
believe in our core operating model. The belief in a dedicated Development Manager service 
lies at the root of our operating principles.  We are passionate about our service and proud 
of those elements that make us different to others.   
 
Alpha’s Board is committed to the future of Alpha as a stand-alone organisation. Alpha will 
continue to seek collaborative arrangements where it can maximise the benefits of 
economies of scale and the sharing of expertise. We are exploring several options for 
providing services using other organisational arrangements, including a possible joint 
venture for the delivery of development services and the joint delivery of non-core services 
with other housing providers.  



ALPHA (RSL) LIMITED 
BOARD REPORT FOR THE YEAR ENDED 31 MARCH 2019 
 

6 
 

Operational and strategic risks are assessed every 6 months by the senior leadership team 
and scrutinised through the Audit and Remuneration Committee. Key risks and changes in 
risk scores are considered by the full Board. These are captured in Alpha’s delivery plan and 
inform our strategic priorities.  
 
In line with Alpha’s risk strategy, a 30-year business plan has been tested against a series of 
sensitivities / scenarios and mitigations considered.  Borrowing risks are treated through a 
treasury management policy which is reviewed by the Board every 12 months.   
 
Growth represents a significant opportunity, and Alpha’s Board continues to consider the 
issue carefully. The risks of inappropriate growth are disproportionately greater for a 
smaller landlord such as Alpha, but Alpha’s Board has carefully considered its position in the 
housing market, the need to diversify its offer and the risks involved.  
 
Alpha’s internal auditors completed an independent annual review of internal controls in 
2019 and reported they are satisfied that Alpha has reasonable and effective risk 
management, control and governance processes in place.   
 
Review of operations 
 
2018/19 was another successful year for Alpha and also one of change.  Alpha continued its 
strong track record of meeting its objectives, exceeding its financial targets and 
implementing measures to plan for a revised strategic future.  
 
The year was challenging for the sector and for Alpha as we adapted further to the impact 
of rent cuts and the implementation of welfare reforms. Alpha delivered an additional 17 
homes for rent, through the conversion of properties formerly used as development 
managers’ accommodation.   
 
Turnover for the period increased by 3.48% from £5,808,498 (2017/18) to £6,010,509 
(2018/19). Counteracting the impact of the rent cut, was the addition of new properties, 
but also a significant reduction in rent loss due to empty properties.  
 
Statement of Comprehensive Income 2018/19 

£  
2017/18 

£ 
Turnover 6,010,509 5,808,498 
Operating expenditure (4,435,953) (4,148,002) 
Operating surplus 1,574,556 1,624,496 
Interest receivable 13,037 3,441 
Interest payable and financing costs (278,265) (246,202) 
Surplus for the year  1,309,328 1,381,735 

 
A surplus of £1,309,328 was generated (£1,381,735 2017/18). This was £186,711 ahead of 
target due primarily to a significantly improved performance in re-letting empty properties. 
This in turn was due in part to improved operational management but also the effect of the 
accelerated improvement programme generating more attractive properties for rent.  
 
Surpluses are planned to continue to reduce over the next 2 years to further support Alpha’s 
capital programme, before climbing again from 2021/22.  
 
Operating expenditure increased in the period from £4,184,002 (2017/18) to £4,435,953 
(2018/19). This is due to a combination of factors including one-off restructuring costs, 
payment to Board members, ICT costs and higher depreciation costs. The overall Operating 
Margin over the period decreased from 27.97% to 26.20%.  
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Treasury and funding  
 
Alpha’s growth strategy is supported by a £15.65m borrowing facility through Lloyds Bank 
PLC, of which includes an additional £4.65m that was arranged during the period, with a 
total of £3.07m being drawn to 31 March 2019.  This undrawn facility will ensure the 
association is fully funded throughout the lifetime of the current 30-year business plan.  
 
Net Debt 2018/19 

£  
2017/18 

£ 
Borrowing outstanding 6,961,691 7,261,147 
Cash and cash equivalents 2,887,906 1,002,437 
Net debt 4,073,785 6,258,710 

 
The association’s debt is now heavily fixed (95.71% of borrowings) reducing the risk to the 
association of interest rate changes. Debt is fixed at an average rate of 3.48%, representing 
a saving over the previous rate of fixing of 0.05%.   
 
Alpha’s cash position improved during the year through the receipt of grant funding from 
Homes England. No drawdowns were necessary over the period. Significant drawdowns 
against loan facilities will be required during 2019/20 as Alpha’s extra care development is 
progressed.  
 
Operational performance  
 
A revision to the staffing structure in 2017/18 aimed to put greater emphasis on reducing 
rent loss due to empty properties. In 2017/18, this totalled 5.21%. Total rent loss over the 
2018/19 period reduced to 2.26%. This is a significant improvement, particularly as the 
figure includes properties held vacant for improvement works. Performance is still below 
that of our peers, and we will look to make further inroads by piloting the non-decanting of 
residents during our 2019/20 improvement programme.    
 
The restructure also ended the practice in most developments of live-in development 
managers. This released accommodation which was converted for rent during the year. It 
also had the effect of reducing service charges for residents. Alpha is still wholly wedded to 
the idea of dedicated managers for each development at a time when many of our peers 
have reduced this service. This ensures a focussed and local delivery of services and support 
to our residents.  
 
Arrears and bad debts are low and significantly better than our peer average, but 
performance did decline during the year.  At 0.27%, former tenants’ arrears remained within 
our business plan assumption of 0.4%. Current rent arrears stood at £106.3k equivalent to 
1.98% of our rent debit. This compares to an arrears performance of 1.51% in 2017/18. Our 
rent collection performance in 2018/19 at 99.08% was significantly below the level of our 
peers and represents bottom quartile performance compared to all providers (median 
performance was 99.91%). 
 
We were able to invest significant sums in remodelling and investing in our existing housing. 
During the year we spent £2,444,475.  
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Investment programme 
(number of replacements) 

2018/19 2017/18 

Fire alarm systems 4 8 
Wet rooms/shower rooms 80 158 
Kitchens 87 167 
Warden call systems 1 2 
Passenger lifts 0 2 

 
Overall resident satisfaction declined from 94% to 88%. Residents gave clear messages over 
the need to improve communication and some were critical of the ending of live-in 
arrangements for development managers.   
 
Despite budget pressures Alpha remains committed to paying all its staff to at least the level 
of the “real” living wage endorsed by the Living Wage Foundation. We believe this 
investment in colleagues is important as it reduces turnover and increases loyalty. We have 
a workforce which is always prepared to go the extra mile for Alpha residents.  
 
National Housing Federation Code of Governance  
 
Alpha complies with the 2015 NHF Code of Governance – Promoting Board Excellence for 
Housing Associations in all aspects. Alpha reviewed its compliance with the code in 2019.  
 
Alpha also reviewed and is compliant with the regulator’s governance and viability standard.  
 
Value for Money 
 
Value for money is important to Alpha.  We are committed to giving the best value for money 
for our customers through providing excellent housing and services. We aim to balance 
providing services to existing residents with building new housing.  

 
We will constantly challenge ourselves on value for money. We will look at the return on 
our assets and the cost our services. We will also take account of the quality of our 
properties, customer requirements and a longer term view of our services and our assets to 
judge if we are providing good value. 
 
Our strategic objectives 

Our long-term aims are expressed in our Corporate Plan. We are a growing, innovative and 
agile housing association. We shape services around people by getting to know them and by 
supporting their independence. We provide happy and stimulating places to live. We will do 
all of this while staying financially strong.  
 
Achieving value for money means we can do a number of things: 
 

• Continue to invest in our properties to ensure they are attractive, safe, viable and 
affordable and meet the aspirations of current and future generations 

• Use our capacity to provide new housing 
• Be agile, responsive, innovative and provide fantastic services 

 
Alpha’s Board agreed an updated value for money strategy in 2019. We have agreed a series 
of actions:  
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• Agree value for money targets every year through our business planning, budget 
setting and delivery plan processes 

• Report performance against targets to the leadership team and Board 
• Give an account of our performance each year to our residents, service users and 

other stakeholders 
• Review our asset management strategy every 2 years looking at sustainability and 

returns on investment to ensure we invest in the right housing 
• Review our growth and future direction strategy every 2 years to make sure we look 

to the future 
• Regularly review our approach to risk to make sure we can identify and take 

advantage of opportunities while maintaining a healthy business  
• Ensure our development programme is supported by a cost effective funding plan to 

ensure that each new development meets our ‘golden rules’ for viability 
• Ensure we exceed our funders’ covenants and review our treasury management 

strategy every year to maintain the confidence of all our stakeholders 
• Assess options for improving value for money through the delivery of our key 

objectives including working with others and assessing our organisational form 
• Ensure our colleagues are empowered and motivated to provide the best possible 

service 
• Benchmark our costs to show possible areas of improvement 

 
Every year we will give an account of how we are doing and our plan for the future and 
review the performance of our assets.  Each year, we update our Business Plan and our 
Delivery Plan. These documents support business effectiveness and quality. Alpha’s Board 
owns the Value for Money Strategy which helps to inform how we deliver our services. 
 
Benchmarking 

Comparing our performance against others is an important part of ensuring value for money. 
As a specialist provider, direct comparison can sometimes be difficult, so we will publish 
our performance against 3 datasets: 

• A peer group of all providers with less than 1,000 properties 
• All housing associations 
• A peer group of specialist providers of housing for older people of all sizes 

 
How do we allocate scarce resources between competing priorities? 

The Board sets Alpha’s strategic direction and determines how resources are allocated 
between competing priorities. Their decision making is based on sound and accepted 
principles. 
 
How do we ensure the efficient use of our resources? 

We want to make the best use of our property assets, the human asset of our colleagues 
and to make sure we start to measure our impact on health and well-being.  
 

• Our properties – Alpha has an agreed asset management strategy which is reviewed 
every two years. We predict the financial performance of our properties based on 
their net present value. We predict their popularity through using agreed 
sustainability indicators. This approach both measures the success of past investment 
and targets future investment to where it can make the most difference. 
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• Our people – Alpha colleagues make the difference to our customers. We will invest 
in them through training and providing a safe and stimulating work environment. Our 
approach is detailed in our People Strategy.  

 
• Our impact – We need to do more to measure the impact of our work. We know that 

supported independence for older people can increase life expectancy and the 
quality of life. Our services combat loneliness, and increase self-esteem and 
confidence. Measuring this is not straightforward but we will start to work on this to 
help direct resources where they can make the greatest difference and evidence this 
in our conversations with other stakeholders in the community.  

 
Value for Money - how do we compare? 

The regulator has directed all housing associations to use a common set of measures to help 
stakeholders judge the performance of providers. We provide a full account of not only the 
regulator’s metrics, but of all the measures developed within the sector scorecard.  See 
sections headed ‘Value for Money Metrics’ and ‘Sector Scorecard Metrics’ overleaf. 
 
The measures are only part of our value for money story. As a specialist provider of housing 
for older people our costs are different to others. We also take a different view to other 
providers on quality of service. For example, while our dedicated development manager 
service costs are more than other providers, we believe it results in a much higher quality 
of service.  
 
Our performance was generally strong and on target, however performance declined in two 
key areas. We are clear on the need for action in these areas.   
 
Resident satisfaction  
Overall satisfaction declined from 94% (from when we last carried out a satisfaction survey 
in 2015), to 88% in 2018. While this is still higher than the average for providers of general 
needs housing, we want to improve on this result. Analysis shows that dissatisfaction stems 
from the ending of the practice of live-in managers and residents’ dissatisfaction with 
communication and opportunities for involvement.  
 
Our actions  
During the spring and summer of 2019 Alpha is conducting focus groups in each of its 
developments to help better understand how satisfaction is driven and how we can improve. 
Alpha has become an early adopter of the National Housing Federation’s Together with 
Tenants initiative. We will work with our residents to design a cogent approach to resident 
empowerment and participation. We will communicate our “offer” to all residents and will 
keep everyone up to date with a “you said we did” information bulletin. Longer standing 
residents tended to be less satisfied than newer residents, primarily due to the ending of 
live-in arrangements for managers. We will not reverse this decision, and this may mean we 
cannot restore satisfaction to its previous levels. We will however better communicate our 
belief in the advantages of dedicated managers for each development.  
 
We plan to increase overall satisfaction to at least 90% by 2021.      
 
Rent arrears and rent collection 
The level of rent arrears increased to 1.98% of rent debit in 2018/19 compared to 1.51% in 
2017/18. While this performance is ahead of our peers, we need to recognise the causes of 
this trend and work to reverse it. Rent collection rates were well below the average of our 
peers at 99.08% compared to 99.91% for all housing associations. Much of this change is due 
to a significant increase in the proportion of new residents receiving Universal Credit which 
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grew 7-fold over the 12 months to 31 March 2019.  Delays to payments, especially at the 
start of tenancies, have had a large impact.  
 
Our actions 
We will roll out further welfare benefit training in 2019/20 and will also improve our 
processes through the implementation of a new ICT system. As this will not go live until 
April 2020, the impact on 2019/20 figures may be minimal. We anticipate a small increase 
in arrears to 2.2% in 2019/20, but expect this to reduce to 1.8% by 2020/21. Similarly 
collection rates may remain at around 99% but we expect this to increase to at least 100% 
by 2020/21.    
 
Our future plans 
 
Overall, we believe Alpha provides good value for money.  High quality sheltered 
accommodation helps people to live independently for longer and increases their quality of 
life. Sheltered accommodation provides friendship, support, an exciting environment, 
plenty of opportunities for social activity and security.  Alpha has started the journey of 
developing sheltered accommodation for the 21st century which could cater more flexibly 
for older people as their needs change while still providing high quality housing which people 
aspire to live in.  
 
Sheltered accommodation is cost effective.  It reduces dependence on other services 
including GP referrals and hospital admissions.  It improves health and well-being.  Sheltered 
and extra care housing delays the need for nursing home or residential care provision.  
Typically an Alpha apartment is just 25% of the cost of residential care.  
 
At the moment we cannot easily give a monetary value to the work we do.  All anecdotal 
evidence points to the fact that sheltered housing is cost effective, but one of our priorities 
is to provide solid evidence to support this.  We are not afraid to challenge ourselves and 
adopt good practice elsewhere and to listen to the views of Alpha residents.   
 
The Board believes that Alpha fully complies with the expectations set out in the regulator’s 
value for money standard. The Board will however continue to consider the regulator’s 
expectations and in particular wants to do more work to embed value for money throughout 
the organisation and include more explicit quantitative value for money targets in its 
corporate plan.  
 



ALPHA (RSL) LIMITED 
BOARD REPORT FOR THE YEAR ENDED 31 MARCH 2019 
 

12 
 

Value for Money Metrics 
 
The regulator has set out seven standard value for money metrics which all registered providers are required to measure and report upon. Alpha’s performance, compared 
to three separate peer groups, is set out below: 
 

Metric Backward look Benchmarks – quartile rating or 
peer median 2018/19 

Forward look Summary narrative 

2016 / 
17 

2017 / 
18 

2018 / 
19 

Smaller 
providers

1 

Larger 
providers

2 

Hsg for 
older ppl3 

2019 / 
20 

2020 / 
21 

2021 / 
22 

Operating margin 
overall % 

28.02% 27.97% 26.20% Upper Lower Top 22.22% 20.61% 25.25% 
Our operating margin is around the average compared to peers, and in the top (best) 
quartile compared to those providing housing for older people, where margins are 
traditionally lower. 

Operating margin on 
social housing 
lettings % 

28.49% 28.70% 27.02% Upper Lower Top 22.22% 20.61% 25.25% 
Our operating margins are planned to fall over the next two years as we continue to 
invest in existing housing. After 2021/22 they will start to recover to previous levels.  

EBITDA MRI interest 
cover % 

42.58% -543.59% -73.54% 242% 194% 270% 326% 33% 240% 
Alpha’s interest cover complies with our funder’s covenants. Interest cover is 
negative for a period and will return to more normal levels by 2019/20 once the peak 
of the investment programme has passed.  

Gearing % 
 
 

19.37% 24.05% 14.40% 17.07% 39% 28.90% 34% 37% 35% 
Our gearing is low, but increases markedly as our development activity increases 
from 2019.  

New supply delivered 
% (social housing 
units) 

0% 1.39% 1.93% Upper Upper Top 0% 8.13% 0% 
We provided 17 new apartments in 2018/19, to maintain our position as a developing 
association which out-performs peers. Our 78 unit extra care development will be 
delivered in 2020.  

New supply delivered 
% (non-social housing 
units) 

0% 0% 0% Median  Median Median 0% 0% 0% 
No new non-social housing units have been delivered and there are no specific plans 
in place to do so, but we will explore opportunities.  

Reinvestment % 
 

9.71% 15.88% 10.38% Top Top Upper 28.27% 11.99% 2.27% 
Reinvestment is high compared to peers and reflects our priority to invest in existing 
housing to bring it to an enhanced Alpha Standard. 
 

Return on capital 
employed 
 

7.32% 6.21% 5.16% Top Top Top 3.35% 3.00% 4.11% 
Alpha’s return on capital employed currently compares well with peers, but will 
decline over the next 2 years before recovering as substantial investment in ICT and 
property improvements comes to an end.  

Headline social 
housing cost per unit 

£6,674 £8,060 £6,851 Bottom  Bottom  Bottom £5,315 £7,003 £5,462 

Alpha’s headline costs are high compared to peers. This is due to the higher cost of 
managing housing for older people and the decision to invest in existing properties. 
Costs will decrease over the coming years as the investment programme slows. We 
will also pursue savings through collaboration with others as part of our VfM strategy.  

 

                                                             
1 Smaller providers is defined as those with less than 1,000 properties which contribute to the Acuity dataset 
2 Larger providers which contribute to the HouseMark dataset 
3 *Data from the housing for older peer group was not available for 2018/19. Instead we have used 2017/18 data from the following providers: - Alpha, Anchor, Brunelcare, Central and Cecil Housing Trust, CESSA HA, Durham 
Aged Mineworkers, Eldon HA, Glebe HA, Hanover (Scotland) HA, Housing and Care 21, Johnnie Johnson Housing Trust, Muircroft HA, Pathways, Pickering and Ferens Homes, Portsmouth Rotary HA, Rockdale HA, Sussex 
Housing and Care, Thorngate Churcher Trust (18 organisations). 
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Sector Scorecard Metrics 
 
Alpha’s Board is committed to as full an understanding as possible of costs and is committed to measuring, reporting and committing to action on the basis of the wider 
sector scorecard measures.  
 
Cost metrics  
 

Metric Backward look Benchmarks – quartile rating or 
peer median 2018/19 

Forward look Summary narrative 

2016 / 
17 

2017 / 
18 

2018 / 
19 

Smaller 
providers 

Larger 
providers 

Hsg for 
older ppl 

2019 / 
20 

2020 / 
21 

2021 / 
22 

Management cost per 
unit 

£1,328 £1,298 £1,314 Lower Bottom Lower £1,690 £1,695 £1,715 

Our management costs are relatively close to the median for providers of housing for 
older people (peer median = £1,288). Costs will increase in the short term due to 
implementing the ICT strategy and the relatively short depreciation period for 
equipment and software. 

Service charge cost 
per unit 

£2,212 £2,278 £2,296 Bottom Bottom Lower £2,379 £2,370 £2,558 Service charge costs are high reflecting our commitment to a dedicated manager 
service and the greater degree of support and higher quality of service this provides.   

Maintenance cost per 
unit 
 

£208 £266 £259 Top Top Top £345 £327 £337 
Maintenance costs are low and are projected to remain so as we continue to target 
a programme of investment which will help prevent more expensive responsive 
repairs.   

Major repairs cost per 
unit 

£2,867 £4,149 £2,901 Bottom Bottom Bottom £900 £2,610 £851 

Major repair costs are considerably higher than our peers, but will reduce over the 
next 3 years as the investment programme decreases. Alpha’s Board has made a 
conscious decision to invest in order to provide homes which meet the needs and 
aspirations of current and future residents.  

Other social housing 
costs per unit 
 

£59 £69 £81 Upper Top Upper N/A N/A N/A 
Other costs are lower compared to other providers.   

 
Outcomes and business health 
 

Metric Backward look Benchmarks – quartile rating or peer median 2018/19 Summary narrative 
2016 / 

17 
2017 / 

18 
2018 / 

19 
Smaller 

providers 
Median Larger 

providers 
Median Hsg for 

older 
ppl 

Median 

Overhead costs as 
percentage of 
turnover 

14.54% 12.76% 12.47% Upper  15.7% Lower 12.29% Upper 12.76% 
Overhead costs compare well to smaller and specialist providers, but are high 
compared to larger providers, partly reflecting their economies of scale. We will 
collaborate with others to achieve greater economies.  

Percentage of rent 
due collected 

99.40% 99.32% 99.03% Bottom 99.98% Bottom 99.91% Bottom 100.1% We have a specific plan to improve this aspect of our service (see section on how do 
we compare earlier in text). 

Ratio of responsive to 
planned maintenance 

7.27% 6.41% 8.93% Top 67% Top 64% Top 39% 
Day to day repair costs are very low compared to our peers. We have targeted 
investment in more cost-effective planned maintenance.    

Satisfaction with 
overall service  
 

94% 94% 88% Lower 92% Upper 87.6% Bottom 94% 
We have a specific plan to improve this aspect of our service (see section on how do 
we compare earlier in text). 
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Board Members 
 
The Board Members who held office during the year were: 
 
• Mr G Greenwood (Chair) 
• Mr K Timmins (Chair of Audit and Remuneration / Vice Chair) 
• Mr T Sweeney (resigned 18.09.18) 
• Ms Y Davies (resigned 30.11.18) 
• Mrs F Marmion 
• Ms S Harvey 
• Mr D Bradley 
• Mrs J Atherton 
• Mr D Taylor 
• Miss L Holding  
 
Each member of the Board holds one fully paid share of £1. 
 
The Senior Leadership Team at the year-end was: 
 
• Mr G Foster (Chief Executive) 
• Miss C King (Deputy Chief Executive) 
• Mrs A Williams (Head of Finance and Resources) 
• Mrs L Kayll (Senior Housing Manager) 
 
Statement of Board’s Responsibilities in Respect of the Board’s report and the Financial 
Statements 
 
The Board is responsible for preparing the Board’s Report and the financial statements in 
accordance with applicable law and regulations. 
 
Co-operative and Community Benefit Society law requires the Board to prepare financial 
statements for each financial year. Under those regulations the Board have elected to 
prepare the financial statements in accordance with UK Accounting Standards, including FRS 
102 the Financial Reporting Standard applicable in the UK and Republic of Ireland. 
 
The financial statements are required by law to give a true and fair view of the state of 
affairs of the association and of its income and expenditure 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 UK Accounting Standards and the Statement of Recommended 

Practice have been followed, subject to any material departures disclosed and explained 
in the financial statements;    

• assess the association’s ability to continue as a going concern, disclosing, as applicable, 
matters related to going concern; and  

• use the going concern basis of accounting unless it either intends to liquidate the 
association or to cease operations, or has no realistic alternative but to do so.     

 
The Board is also responsible for: 
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• Keeping proper books of account that disclose with reasonable accuracy at any time the 
financial position of the association and enable it to ensure that the financial statements 
comply with the Co-operative and Community Benefit Societies Act 2014, the Housing 
and Regeneration Act 2008 and the Accounting Direction for Private Registered Providers 
of Social Housing 2015 

• It is responsible for such internal control as it determines is necessary to enable the 
preparation of financial statements that are free from material misstatement, whether 
due to fraud or error, and has general responsibility for taking such steps as are 
reasonably open to it to safeguard the assets of the association and to prevent and 
detect fraud and other irregularities.   

 
The Board is responsible for the maintenance and integrity of the corporate and financial 
information included on the association’s website.  Legislation in the UK governing the 
preparation and dissemination of financial statements may differ from legislation in other 
jurisdictions.   
 
The Board members who held office at the date of approval of this Board report confirm 
that, so far as they are each aware: 
• There is no relevant audit information of which the association’s auditors are unaware, 

and 
• Has taken all the steps that it ought to have taken to make itself aware of any relevant 

audit information and to establish that the association’s auditors are aware of that 
information. 

 
Statement of Compliance 
 
The Board confirms that this Board report has been prepared in accordance with the 
principles set out in paragraph 4.7 of the 2015 SORP for Registered Social Housing Providers. 
 
By Order of the Board: 
 
 
 
 
Geoff Greenwood 
Chair 
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Opinion 
We have audited the financial statements of Alpha (RSL) Limited “the Association” for the 
year ended 31 March 2019 which comprise the Statement of Comprehensive Income, the 
Statement of Changes in Reserves, the Statement of Financial Position, the Statement of 
Cash Flows and notes to the financial statements including a summary of significant 
accounting policies [Note 1]. The financial reporting framework that has been applied in 
their preparation is applicable law and United Kingdom Accounting Standards, including FRS 
102 “The Financial Reporting Standard applicable in the UK and Republic of Ireland” (United 
Kingdom Generally Accepted Accounting Practice). 
 
In our opinion, the financial statements: 
• give a true and fair view of the state of the Association’s affairs as at 31 March 2019 and 

of its income and expenditure for the year then ended; 
• have been properly prepared in accordance with United Kingdom Generally Accepted 

Accounting Practice; and 
• have been prepared in accordance with the requirements of the Co-operative and 

Community Benefit Societies Act 2014, the Housing and Regeneration Act 2008 and the 
Accounting Direction for Private Registered Providers of Social Housing 2015. 

 
Basis for opinion 
We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs 
(UK)) and applicable law.  Our responsibilities under those standards are further described 
in the Auditor’s responsibilities for the audit of the financial statements section of our 
report.  We are independent of the 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 
these requirements.  We believe that the audit evidence we have obtained is sufficient and 
appropriate to provide a basis for our opinion. 
 
Conclusions relating to going concern 
We have nothing to report to you in respect of the following matters in relation to which 
the ISAs (UK) require us to report to you where: 
• the Board’s use of the going concern basis of accounting in the preparation of the 

financial statements is not appropriate; or 
• the Board has 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. 

 
Other information 
The other information comprises the information included in the annual report, other than 
the financial statements and our auditor’s report thereon.  The Board is responsible for the 
other information.  Our opinion on the financial statements does not cover the other 
information and 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 doing so, consider whether the other information is materially 
inconsistent with the financial statements or our knowledge obtained in the audit or 
otherwise appears to be materially misstated.  If we identify such material inconsistencies 
or apparent material misstatements, we are required to determine whether there is a 
material misstatement in the financial statements or a material misstatement of the other 
information.  If, based on the work we have performed, we conclude that there is a material 
misstatement of this other information, we are required to report that fact. 
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We have nothing to report in this regard. 
 
Matters on which we are required to report by exception 
We have nothing to report in respect of the following matters in relation to which the Co-
operative and Community Benefit Societies Act 2014 requires us to report to you if, in our 
opinion: 
• a satisfactory system of control over transactions has not been maintained; or 
• the Association has not kept proper accounting records; or 
• the financial statements are not in agreement with the books of account; or 
• we have not received all the information and explanations we require for our audit.  
 
Responsibilities of the Board  
As explained more fully in the Statement of Board’s Responsibilities set out on pages 14 and 
15, the Board 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 
determine is necessary to enable the preparation of financial statements that are free from 
material misstatement, whether due to fraud or error. 
 
In preparing the financial statements, the Board are 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 
either intend to liquidate the Association or 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 the aggregate, they could 
reasonably be expected to influence the economic decisions of users taken on the basis of 
these financial statements.  
 
A further description of our responsibilities for the audit of the financial statements is 
located on the Financial Reporting Council’s web-site at 
www.frc.org.uk/auditorsresponsibilities.  This description forms part of our auditor’s 
report. 
 
Use of our report 
This report is made solely to the Association, in accordance with section 87 of the Co-
operative and Community Benefit Societies Act 2014.  Our audit work has been undertaken 
so that we might state to the Association those matters we are required to state to it in an 
auditor’s report and for no other purpose. To the fullest extent permitted by law, we do 
not accept or assume responsibility to anyone other than the Association for our audit work, 
for this report, or for the opinions we have formed. 
 
 
Beever and Struthers, Statutory Auditor 
St George's House 
215-219 Chester Road 
Manchester M15 4JE 
   September 2019

http://www.frc.org.uk/auditorsresponsibilities
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ALPHA (RSL) LIMITED     
STATEMENT OF COMPREHENSIVE INCOME FOR THE YEAR ENDED 31 MARCH 2019 

     
 Notes 2019  2018 

  £  £ 

     
Turnover 2 6,010,509  5,808,498 

     
Operating expenditure 2 (4,435,953)  (4,184,002) 

     
Operating Surplus  1,574,556  1,624,496 

     
Interest receivable  13,037  3,441 

     
Interest payable and financing costs 6 (278,265)  (246,202) 

     
Surplus and total comprehensive income 
for the year 7 1,309,328  1,381,735 

     
     
All amounts related wholly to continuing activities and the notes on pages 22 to 33 form 
an integral part of these financial statements. 

     
The financial statements on pages 18 to 33 were approved and authorised for issue by the 
Board on 10 September 2019 and were signed on its behalf by: 

     
Board Member:     
     
Board Member:     
     
Secretary:     
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ALPHA (RSL) LIMITED      
STATEMENT OF FINANCIAL POSITION AS AT 31 MARCH 2019 

       
   Notes 2019  2018 

    £  £ 
Fixed Assets      
 Tangible housing properties  10 28,291,057  26,019,568 

 Other tangible fixed assets   345,270  187,931 

    28,636,327  26,207,499 
Current Assets      
 Stock   857  1,944 

 Trade and other debtors  11 237,656  290,854 

 Cash and cash equivalents  12 2,887,906  1,002,437 

    3,126,419  1,295,235 
Less Creditors      
 Amounts falling due within one year  13 1,267,470  1,359,127 

       
Net current assets / (liabilities)   1,858,949  (63,892) 

       
Total assets less current liabilities   30,495,276  26,143,607 

       
Creditors      
 Amounts falling due after more than one year 14 15,339,237  12,296,869 

       
Total net assets   15,156,039  13,846,737 

       
Reserves      
 Non-equity share capital  17 85  111 

 Income and expenditure reserve   14,894,698  13,768,848 

 Service charge reserve  18 261,256  77,778 
Total reserves   15,156,039  13,846,737 

       
The financial statements on pages 18 to 33 were approved and authorised for issue by the 
Board on 10 September 2019 and were signed on its behalf by: 

       
Board Member:      
       
Board Member:      
       
Secretary: 
 
 
 
 
 
      

 
The notes on pages 22 to 33 form an integral part of these financial statements.  
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ALPHA (RSL) LIMITED       
STATEMENT OF CHANGES IN RESERVES AS AT 31 MARCH 2019 

        

   

Income and 
Expenditure 

Reserve  

Service 
Charge 

Reserve  
Total 

Reserves 

   £  £  £ 
Balance as at 1 April 2017  12,464,891  0  12,464,891 

        
Transfer from Income and Expenditure 
Reserve to Service Charge Reserve  (77,778)  77,778  0 

        
Surplus from Statement of Comprehensive 
Income  1,381,735  0  1,381,735 

        
Balance at 31 March 2018  13,768,848  77,778  13,846,626 

        
Transfer from Income and Expenditure 
Reserve to Service Charge Reserve  (183,478)  183,478  0 

        
Surplus from Statement of Comprehensive 
Income  1,309,328  0  1,309,328 

        
Balance at 31 March 2019  14,894,698  261,256  15,155,954 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The notes on pages 22 to 33 form an integral part of these financial statements.  
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ALPHA (RSL) LIMITED     
STATEMENT OF CASH FLOWS FOR THE YEAR ENDED 31 MARCH 2019 

      
  Notes 2019  2018 

   £  £ 
Net cash generated from operating activities i 2,216,275  2,069,336 

      
Cash flow from investing activities     
Purchase of tangible fixed assets  (3,127,945)  (3,921,054) 
Purchases/sales of other fixed assets  (242,426)  (127,593) 
Grants received  3,604,250  302,250 
Interest received  13,037  3,441 

   246,916  (3,742,956) 

      
Cash flow from financing activities     
Interest paid   (278,265)  (246,202) 
Issue of ordinary shares  0  1 
New secured loans  0  2,100,000 
Repayment of borrowings  (299,456)  (285,374) 

   (577,721)  1,568,425 

      
Net change in cash and cash equivalents  1,885,469  (105,195) 

      
Cash and cash equivalents at beginning of the 
year  1,002,437  1,107,632 

      
Cash and cash equivalents at end of the year  2,887,906  1,002,437 

      
Note i  2019  2018 

   £  £ 
Cash flow from operating activities     
Operating surplus for the year  1,309,328  1,381,735 
Adjustments for non-cash items:     
Depreciation of tangible fixed assets  751,253  579,785 
Amortisation of intangible assets  (98,731)  (89,786) 
Share capital cancelled  (26)  (14) 
Decrease / (Increase) in trade and other debtors  54,284  (23,325) 
(Increase) / Decrease in trade and other creditors  (65,061)  (21,820) 
Adjustments for financing activities:     
Interest received  (13,037)  (3,441) 
Interest payable  278,265  246,202 
Net cash generated from operating activities  2,216,275  2,069,336 

      
 
 
 
 

The notes on pages 22 to 33 form an integral part of these financial statements. 
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ALPHA (RSL) LIMITED  
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

Legal status  
The PRP is incorporated in England under the Co-operative and Community Benefit Societies 
Act 2014 and is registered with the Regulator of Social Housing as a Private Registered 
Provider of Social Housing.  The registered office is Thursby House, 1 Thursby Road, Croft 
Business Park, Bromborough, Wirral, CH62 3PW. 
1. PRINCIPAL ACCOUNTING POLICIES  
 Basis of accounting  

 

The financial statements have been prepared in accordance with applicable United 
Kingdom Accounting Generally Accepted Accounting Practice (UK GAAP) and the 
Statement of Recommended Practice for registered housing providers: Housing SORP 
2014.   

 

The financial statements comply with the Co-operative and Community Benefit Societies 
Act 2014, the Housing and Regeneration Act 2008 and the Accounting Direction for 
Private Registered Providers of Social Housing 2015.  The financial statements are 
prepared on the historical cost basis of accounting as modified by the revaluation of 
investments and are presented in sterling £ for the year ended 31 March 2019. 

 The financial statements have been prepared in compliance with FRS 102. 

 Financial Instruments  

 

Financial Instruments are classified and accounted for, according to the substance of the 
contractual arrangement, as financial assets, financial liabilities or equity instruments.  
An equity instrument is any contract that evidences a residual interest in the assets on 
the company after deducting all of its liabilities. 

 

Debt instruments that meet the conditions in paragraph 11.8(b) of FRS 102 are measured 
at amortised cost using the effective interest method, except where the arrangement 
constitutes a financing transaction.  In this case the debt instrument is measured at the 
present value of the future payments discounted at a market rate of interest for a similar 
debt. 

 Going concern  

 

The PRP's financial statements have been prepared on a going concern basis which 
assumes an ability to continue operating for the foreseeable future.  No significant 
concerns have been noted in the business plan updated for 2019/20 and we therefore 
consider it appropriate to continue to prepare the financial statements on a going 
concern basis. 

 Holiday pay accrual  

 

A liability is recognised to the extent of any unused holiday pay entitlement which has 
accrued at the balance sheet date and carried forward to future periods.  This is 
measured at the undiscounted salary cost of the future holiday entitlement so accrued 
at the Statement of Financial Position date. 

 Leasing and hire purchase 

 
Leases are treated as operating leases and payments are charged to the Statement of 
Comprehensive Income on a straight line basis over the term of the lease. 

 Loan finance issue costs  

 

These are amortised over the life of the related loan.  Loans are stated in the Statement 
of Financial Position at the amount of the net proceeds after issue, plus increases to 
account for any subsequent amounts amortised.  Where loans are redeemed during the 
year, any redemption penalty and any connected loan finance issue costs are recognised 
in the Statement of Comprehensive Income in the year in which the redemption took 
place. 
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ALPHA (RSL) LIMITED  
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 
 
Property managed by agents  

 

Where the PRP carries the majority of the financial risk on property managed by agents, 
income arising from the property is included in the Statement of Comprehensive Income 
Account. 

 
Where the agency carries the majority of the financial risk, income includes only that 
which relates solely to the PRP. 

 
In both cases, the assets and associated liabilities are included in the PRP's Statement of 
Financial Position. 

 Service Charge Reserve  

 

The PRP holds a service charge reserve which relates to variable service charge heading 
of usage.  This reserve can only be utilised in accordance with the wishes of the funder.  
Movements in reserves are show in the Statement of Changes in Equity. 

 Retirement benefits 

 
The cost of providing retirement pensions and related benefits is charged to management 
expenses over the periods benefiting from the employees' services.   

 The disclosures in the accounts follow the requirements of Section 28 of FRS 102. 

 Service charges  

 

Service charge income and costs are recognised on an accruals basis.  The PRP operates 
variable service charges on a scheme by scheme basis in full consultation with residents.  
Where variable service charges are used the charges will include an allowance for the 
surplus or deficit from prior years, with the surplus being returned to residents by a 
reduced charge and a deficit being recovered by a higher charge.  Until these are 
returned or recovered they are held as creditors or debtors in the Statement of Financial 
Position. 

 Social Housing and other government grants  

 

Where developments have been financed wholly or partly by social housing and other 
grants, the amount of the grant received has been included as deferred income and 
recognised in Turnover over the estimated useful life of the associated asset structure 
(not land), under the accruals model.  Social Housing Grant (SHG) received for items of 
cost written off in the Statement of Comprehensive Income Account is included as part 
of Turnover. 

 

SHG must be recycled by the PRP under certain conditions, if a property is sold, or if 
another relevant event takes place.  In these cases, the SHG can be used for projects 
approved by Homes England (HE).  However, SHG may have to be repaid if certain 
conditions are not met.  If grant is not required to be recycled or repaid, any unamortised 
grant is recognised as Turnover.  In certain circumstances, SHG may be repayable, and, 
in that event, is a subordinated unsecured repayable debt. 

 Stock  
 Stock of materials are stated at the cost of purchase on a first in, first out basis. 
 Support income and costs including Supporting People income and costs  

 

Supporting People (SP) contract income received from Administering Authorities is 
accounted for as SP income in the Turnover as per note 2.  The related support costs are 
matched against this income in the same note. 

 
Support charges included in the rent are included in the Statement of Comprehensive 
Income from social housing lettings note 3 and matched against the relevant costs. 
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ALPHA (RSL) LIMITED  
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 
 
Turnover and revenue recognition 

 

Turnover represents rental income receivable, amortised capital grant, revenue grants 
from local authorities and Homes England and other income and are recognised in 
relation to the period when the goods or services have been supplied. 

 
Rental income is recognised when the property is available to let, net of voids.  
Supporting people income is recognised under the contractual arrangements. 

 Value Added Tax  

 
The Association is not registered for VAT.  Accordingly, no VAT is charged to residents 
and expenditure in the income and expenditure account includes the relevant VAT. 

 Tangible fixed assets and depreciation  
 Tangible fixed assets are stated at cost, less accumulated depreciation. 

 
Housing properties under construction are stated at cost and are not depreciated.  These 
are reclassified as housing properties on practical completion of construction. 

 Freehold land is not depreciated. 

 

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

 
The PRP depreciates freehold housing properties by component on a straight-line basis 
over the estimated UEL's of the component categories. 

 UEL's for identified components are as stated overleaf. 

 
The association depreciates housing properties held on long term leases in the same 
manner as freehold properties. 

 

Depreciation is charged on other tangible fixed assets over the expected useful economic 
lives using the rates and methodology outlined below: 
 

   Percentage 

 *  Office furniture and equipment (reducing balance) 15% 

 *  Laundry and other equipment (straight line) 20% 

 *  Computer equipment (straight line) 33.33% 

 *  Computer software (straight line) 20% 

   
 Component Life Cycle 

 Bathroom - Communal Main 20 

 Communal Lighting 30 

 Emergency Lighting 15 

 External Landlord Doors Auto Entrance 20 

 Fire Alarm System Detectors Upgrade 15 

 Fire Alarm System Main 30 

 Flat External Doors 60 

 Flat Heating Units Space 20 

 Flat Heating Water 20 

 Internal Landlord Doors 60 

 Kitchen - Communal 15 

 Landlord Electrics 30 

 Landlord Heating Common Areas 25 
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 Component Life Cycle 

 Landlord Heating Hot Water And Tanks 20 

 Landlord Heating Primary Source Space 25 

 Lift Main 30 

 Lift Overhaul 15 

 Managers Accommodation Main 60 

 Managers Accommodation Kitchen 20 

 Managers Accommodation Bathroom 30 

 Miscellaneous Frontage Enhancement 20 

 Miscellaneous Asbestos 30 

 Miscellaneous TV Aerials, Dishes, Cables, etc. 15 

 Miscellaneous External Lighting 15 

 Miscellaneous Boundary Walls and Perimeters 40 

 Miscellaneous Communal Decoration 10 

 Miscellaneous Fencing and Cyclical 15 

 Miscellaneous Paths and Access Areas 10 

 Miscellaneous Scooter Sheds 15 

 Miscellaneous Guest Room Overhaul 10 

 Miscellaneous Car Parks 25 

 Miscellaneous Conversion Factor 60 

 Miscellaneous Managers Office Overhaul 10 

 Resident Bathroom Bathroom Fans 10 

 Resident Bathroom Electric Shower 15 

 Resident Bathroom Main 30 

 Resident Bathroom Sanitary Fittings 30 

 Resident Electrics Consumer Unit 15 

 Resident Electrics Main 30 

 Resident Kitchen  Conversion 20 

 Resident Kitchen  Kitchen Fans 10 

 Resident Kitchen Main 20 

 Roof - Line Fascias and Soffits 25 

 Roof - Line Rain Water Goods 25 

 Roof - Structure Flat Membrane 30 

 Roof - Structure Slate Tile 80 

 Roof - Structure Traditional Tile 50 

 Structure Brickwork, Pointing etc. 30 

 Structure Wall  80 

 Warden Call Main 30 

 Windows - Communal Main 30 

 Windows - Flats Main 30 
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ALPHA (RSL) LIMITED     
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 
       

2. 
PARTICULARS OF TURNOVER, COST OF SALES, OPERATING EXPENDITURE AND OPERATING 
SURPLUS 

   2019 

   Turnover 
Cost of 

sales 
Operating 

expenditure 
Operating 

surplus  

 SOCIAL HOUSING LETTINGS (Note 3) 5,779,231 -  4,217,586 1,561,645 

 OTHER SOCIAL HOUSING ACTIVITIES:     
 Supporting people income 49,606 -  49,606 -  

 Support services income 119,221 -  97,526 21,695 

 Other  62,451 -  71,235 (8,784) 

 TOTAL 6,010,509 -  4,435,953 1,574,556 

   2018 

   Turnover 
Cost of 

sales 
Operating 

expenditure 
Operating 

surplus 

 SOCIAL HOUSING LETTINGS (Note 3) 5,585,170 -  3,982,430 1,602,740 

 OTHER SOCIAL HOUSING ACTIVITIES:     
 Supporting people income 44,338 -  44,338 -  

 Supporting services income 117,726 -  96,996 20,730 

 Other  61,264 -  60,238 1,026 

 TOTAL 5,808,498 -  4,184,002 1,624,496 

3. PARTICULARS OF TURNOVER AND OPERATING EXPENDITURE FROM SOCIAL HOUSING LETTINGS 

    2019  2018 

 INCOME     

 
Rent receivable net of identifiable service charges 
and net of voids 3,269,706  3,081,995 

 Service charge income 2,410,794  2,413,389 

 Amortised government grants 98,731  89,786 

 Total turnover from social housing lettings 5,779,231  5,585,170 

 OPERATING EXPENDITURE    
 Management 1,159,329  1,122,494 

 Service charge costs 2,025,122  1,970,616 

 Routine maintenance 228,550  229,894 

 Planned maintenance 8,338  17,965 

 Major repairs expenditure 105,611  114,996 

 Bad debts 24,469  16,763 

 Depreciation of Housing Properties 666,167  509,702 

 
Total operating expenditure on social housing 
lettings 4,217,586  3,982,430 

 
OPERATING SURPLUS  ON SOCIAL HOUSING 
LETTINGS 1,561,645  1,602,740 

 

Void losses being rental income lost as a result of property not being let including available 
for letting and unavailable for letting due to major refurbishment works was £132,777 for the 
year (2018 : £291,238). 
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ALPHA (RSL) LIMITED     
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

4. ACCOMMODATION OWNED AND MANAGED 2019 2018 

   No. of Properties No. of Properties 

   Owned 

Managed 
By Other 

Bodies Owned 

Managed 
By Other 

Bodies 

 Under management at end of year     
 Housing for older people 882 0 865 0 

5. ACCOMMODATION MANAGED BY OTHERS     
    2019  2018 

 
The PRP owns property managed by other 
bodies.  

No. of 
Properties  

No. of 
Properties 

 Housing for older people  34  34 

       
6. NET INTEREST     
     2019 2018 

 Interest receivable and similar income     

 
On financial assets measured at 
amortised cost:     

 Interest receivable from current accounts   0 0 
 Interest receivable from short term deposits   13,037 3,441 

     13,037 3,441 

       
     2019 2018 

 Interest payable and financing costs     

 
On financial liabilities measured at 
amortised cost:     

 
On loans wholly or partly repayable in 
more than five years   278,265 246,202 

7. SURPLUS ON ORDINARY ACTIVITIES     
     2019 2018 

     1,309,328 1,381,735 

 Is stated after charging:    

 Auditors remuneration (excluding VAT)     
   In their capacity of auditors  5,500 5,500 

   In respect of other services  7,546 5,250 

 Operating lease payments    
   Office equipment   51,464 43,910 

 Depreciation of housing properties   666,167 509,702 

 Depreciation of other fixed assets   85,086 70,083 
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ALPHA (RSL) LIMITED        
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

          
8. KEY MANAGEMENT PERSONNEL REMUNERATION      
          

 

Directors (key management personnel) are defined as the members of the Board, the Chief 
Executive and any other person who is a member of the Senior Management Team or its 
equivalent.  Total Remuneration amounted to £303983 (2018 : £256015). 

          
 Remuneration for executive directors for the year ended 31 March 2019: 

       2019  2018 

 Wages and salaries     270,440  253,185 

 Expense allowances     3,543  2,830 

 Pension costs     15,981  15,187 

 Termination benefits     30,000  - 

 Total     319,965  271,201 

          

 
Remuneration payable to the highest paid director in relation to the period of account 
amounted to £100272 (2018 : £95532). 

          

 
Graeme Foster is the Chief Executive of Alpha RSL Limited.  He received remuneration for 
the year ending 31 March 2019 totalling £99117 (2018 : £95532). 

          

 

The Chief Executive, Graeme Foster, is an ordinary member of the pension scheme.  The 
pension scheme is a defined contribution scheme funded by annual contributions by the 
employer and employee.  No enhanced or special terms apply.  There are no additional 
pension arrangements.  A contribution by the PRP of £5871 (2018 : £5700) was paid in 
addition to the personal contributions of the Chief Executive. 

          
 Non-Executive Board member remuneration for the year ended 31 March 2019: 

       2019  2018 

 Janet Atherton     1,000  -  

 Gill Bennett     500  -  

 Dan Bradley     1,000  -  

 Geoff Greenwood     2,500  -  

 Sarah Harvey     1,000  -  

 Lorri Holding     1,000  -  

 Sue Lorimer     -   -  

 Frances Marmion     -   -  

 Claire Taylor     500  -  

 Dave Taylor     1,000  -  

 Kieran Timmins     1,250  -  

      9,750  0 
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ALPHA (RSL) LIMITED       
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

         
9. EMPLOYEE INFORMATION       
      2019  2018 

 

The average number of persons employed during the year 
expressed in full time equivalents (35 hours per week) 
was:     

 Head Office  15  14 

 Development Managers  20  20 

 Housekeepers, Handypersons and Luncheon Club Staff  30  30 

      65  64 
         

 Staff costs (for the above persons)       
 Wages and salaries    1,323,087  1,318,263 

 Social Security costs    87,245  86,997 

 Pension costs    57,641  57,566 

 Medical cash plan    6,139  6,082 

      1,474,112  1,468,908 
         

 

The PRP operates a defined contribution pension scheme open to all employees in 
accordance with the rules under the Pensions Act 2008.  A contribution of 6% is made by 
the PRP to all those eligible.  There are no additional pension arrangements, enhanced or 
special terms applicable. 

         

 
Aggregate number of full time equivalent staff whose remuneration (including 
compensation for the loss of office) exceeded £60,000 in the period: 

         
 £60,000   - £70,000    -   
 £70,001   - £80,000    -   
 £80,001   - £90,000    -   
 £90,001   - £100,000    1    
 £100,001 - £110,000    1    
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ALPHA (RSL) LIMITED      
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

        
10. TANGIBLE FIXED ASSETS     

   

Total 
Housing 

Properties 

Furniture 
and 

Equipment 

Computer 
and 

Software 
Office 

Equipment 

Total 
Fixed 

Assets 

 COST      
  At start of the year 29,452,327  371,903  285,070  36,915  30,146,215  

  Additions 492,911  126,005  116,420  -  735,337  

  Capitalised components 2,444,745  -  -  -  2,444,745  

  Disposals (30,454) -  -  -  (30,454) 

  At end of the year 32,359,529  497,908  401,490  36,915  33,295,842  

        
 DEPRECIATION      
  At start of the year 3,432,759  254,367  228,602  22,988  3,938,716  

  Charge for year 666,167  46,244  36,891  1,951  751,253  

  Disposals (30,454) -  -  -  (30,454) 

  At end of the year 4,068,472  300,611  265,493  24,939  4,659,515  

        

 
NET BOOK VALUE AT END 
OF THE YEAR 28,291,057  197,297  135,997  11,976  28,636,327  

 
Net book value at start of 
the year 26,019,568  117,536  56,468  13,927  26,207,499  

        
 Housing Properties Additions:     

 

A new build 78 unit extra care development is now under construction in Upton, Wirral.  The 
additions figure of £492,911 to 31 March 2019 (2018 : £676,183) comprises of costs associated 
to this project. 

 Housing Properties comprise:     
    2019 2018 

    £ No. £ No. 

  Freeholds  19,969,179  629  18,374,960  618  

  Long leaseholds  8,321,878  253  7,644,608  247  

    28,291,057  882  26,019,568  865  

        
 Cost of Properties include:  2019  2018 

     £  £ 

  
Direct administrative costs 
capitalised during the year   -   -  

  Works to existing properties in the year: 

  Capitalised as above  2,444,745   3,456,254  

  Expensed   105,611   114,996  

  Total for year   2,550,356   3,571,250  
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ALPHA (RSL) LIMITED     
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

11. TRADE AND OTHER DEBTORS     
    2019  2018 

 Rent Arrears  120,590  93,982 

 Less: provision for bad debts  (21,178)  (21,178) 

 Prepayment and accrued income  138,244  218,050 

    237,656  290,854 

 Debtors are all due within one year     

12. CASH AND CASH EQUIVALENTS     
    2019  2018 

 Cash at bank  2,887,906  1,002,437 

13. CREDITORS: AMOUNT FALLING DUE WITHIN ONE YEAR    
    2019  2018 

 Loans (see note 15)  458,172  304,072 

 Rents and service charges paid in advance 68,998  72,878 

 Trade creditors  213,991  327,195 

 Capital creditors  196,719  387,009 

 Other taxation and social security payable 24,395  27,840 

 Accruals  204,978  150,710 

 Deferred capital grant (see note 16)  100,217  89,422 

    1,267,470  1,359,127 

 Loans are secured by housing properties, see note 15     
14. CREDITORS: AMOUNTS FALLING DUE AFTER MORE THAN ONE YEAR    
    2019  2018 

 Loans (see note 15)  6,503,519  6,957,075 

 Deferred capital grant (see note 16)  8,822,040  5,327,316 

 Leaseholder sinking funds  13,678  12,478 

    15,339,237  12,296,869 

 Loans are secured by housing properties, see note 15     

15. DEBT ANALYSIS     
    2019  2018 

 Loans repayable by instalments     
 Within one year  458,172  304,072 

 In one year or more but less than two years 548,733  457,714 

 In two years or more and less than five years 1,774,557  1,708,326 

 In five years or more  4,180,229  4,791,035 

 Total loans  6,961,691  7,261,147 

 

These loans are secured by specific charges on the PRP's individual housing properties and 
repayable monthly at varying rates of interest and are due to be repaid in 2029 and 2031. 
 

 

A 5 year facility with Lloyds of £11,000,000 was agreed in July 2016, along with an additional 
3 year facility of £4,650,000 in February 2019, of which £12,580,000 is undrawn as at 31 
March 2019. 
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ALPHA (RSL) LIMITED     
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019 

15. DEBT ANALYSIS (continued)     
       
 The interest rate profile of the PRP at 31 March 2019 was:  

   Total 
Variable 

rate 
Fixed 

rate 
Interest 

rate 

   £m £m £m % 

 Lloyds - 100% fixed 6,662,838  6,662,838 3.48800% 

 Lloyds - 100% variable 298,853 298,853  3.20000% 

   6,961,691 298,853 6,662,838  
       
 At 31 March 2019 the PRP has no undrawn or undrawn committed facilities. 

       
16. DEFERRED CAPITAL GRANT     
     2019 2018 

 At start of the year   5,416,738  5,204,274  

 Grant received in the year   3,604,250  302,250  

 Released to income in the year  (98,731) (89,786) 

 At the end of the year   8,922,257  5,416,738  

       
 Amount due to be released < 1 year  100,217  89,422  

 Amount due to be released > 1 Year  8,822,040  5,327,316  

     8,922,257  5,416,738  

17. NON-EQUITY SHARE CAPITAL    
     2019 2018 

 Allotted Issued and Fully Paid   
 At the start of the year 111 124 

 Issued during the year 0 1 

 Cancelled during the year (26) (14) 

 At the end of the year   85 111 
       

 
The shares do not have a right to any dividend or distribution in a winding-up and are not 
redeemable.  Each share has full voting rights.  All shares are fully paid. 

       
18. SERVICE CHARGE RESERVE     
     2019 2018 

 At start of the year 77,778 0 

 Collected during the year 183,478 107,605 

 Spent during the year 0 (29,827) 

 At the end of the year 261,256 77,778 

 

Service charge reserve is for the monies collected in relation to the advance recovery of 
the replacement cost of certain communal assets, over their assigned life cycles that are 
considered service charge items for maintenance and repair. 
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ALPHA (RSL) LIMITED     
NOTES TO THE FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2019   

       
19. CAPITAL COMMITMENTS     
    2019  2018 

 
Capital expenditure that has been contracted for but 
has not been provided for in the financial statements 12,321,816  368,024 

 
Capital expenditure that has been authorised by the 
Board but has not yet been contracted for 919,593  4,516,960 

    13,241,409  4,884,984 

 
The above expenditure will be funded by existing cash reserves and undrawn loan 
facilities. 

       
20. OPERATING LEASES     

 

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

    2019  2018 

 In one year or more but less than two years 41,890  45,180 

 In two years or more and less than five years 15,455  38,143 

 In five years or more  -  - 
         

21. TAXATION STATUS     

 The Association has charitable status.     
       
22. RELATED PARTIES     

 

The Board has resident members who hold tenancy agreements on normal terms and 
cannot use their position to their advantage.  Rent charged to the resident board 
members was £14,969 (2018: £14,943).  There are no arrears on their tenancies at the 
reporting period end (2018 : £Nil). 

       
23. FINANCIAL INSTRUMENTS     
    2019  2018 

 
The PRP's financial instruments can be analysed as 
follows:    

 
Financial assets that are debt instruments measured at 
amortised cost 3,146,740  1,314,469 

 Financial liabilities measured at amortised cost 16,499,636  13,542,800 

       

 
Financial assets measured at amortised cost comprise cash at bank, rent arrears, other 
debtors and accrued income. 

 
Financial liabilities measured at amortised cost comprise bank loans, trade creditors, 
accruals and deferred capital grant. 
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