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INTRODUCTION

INTRODUCTION
I am delighted to present to you our Annual Report and Financial
Statements for 2020/21.

Firstly, I would like to extend my thanks to my colleagues for their
outstanding commitment to meeting the challenges of Covid-19 and to
the Board for their support.

During the last year Incommunities has faced significant challenges and
change. We have delivered vital services, supported our colleagues and
customers throughout the Covid-19 pandemic, made key decisions about
housing stock and in February this year our new Chief Executive Rachael
Dennis joined us.

I joined Incommunities as Chief Executive in February 2021 and I have been
impressed by the way everyone has risen to the challenges of the pandemic.
The past year was undoubtedly overshadowed by the pandemic and
lockdown restrictions, and our top priority throughout has been to ensure our
colleagues, customers and communities are safe; whilst continuing to ensure
continuity of much-needed services to our customers. As an organisation,
our business continuity plans were quickly deployed, and colleagues worked
closely with partner organisation to deliver services and support to our
customers in difficult circumstances.

We are currently in the process of consolidating the legal entities within
Incommunities Group to streamline our corporate structure, as well as ensuring
we have a strategy designed to deliver our long-term vision.
Incommunities was recently assessed by the Regulator of Social Housing as
G2/V1 and we are working hard to regain our G1 status. As a Board, we are
keen to reflect and learn with a view to ensuring we deliver safe, affordable
homes across the Leeds City region and are seen as a landlord of choice.

The Covid-19 pandemic accelerated our move to more agile ways of working
and our response gives us firm foundations on which to develop new ways of
supporting and engaging with colleagues and customers.

Looking ahead, there is much to do over the next 12 months and beyond which
will impact the future of the business, including delivering against the Social
Housing White Paper and the decarbonisation agenda.

Despite the economic and sector challenges of the past year, we are well
positioned to tackle both short-term uncertainty and long-term growth. This is
an exciting time to lead Incommunities as we move forward with aligning our
strategic aims and business focus, alongside mapping and developing our
workplace culture.

Additionally, the full implications of Covid-19 on our communities and the
wider economy remain to be seen, but we are in a strong position to face any
challenges that come our way.

Delivering safe, comfortable, affordable homes where people are proud to
live, as well as a workplace where colleagues can flourish, remains at the
heart of our business goals. Incommunities continues to be ambitious with its
development and growth plans and I look forward to updating you on these in
the future.

It is thanks to the leadership of our executive teams and the commitment of all
Incommunities colleagues we have been able to remain dedicated to delivering
our core business objectives and social purpose during the last financial year
– thank you all.
This report was approved by Incommunities Group Board on 23 August 2021.

Rachael Dennis
Chief Executive

Jan Ormondroyd
Chair of the Board
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BUSINESS AT
A GLANCE

STRATEGIC REPORT

STRATEGIC REPORT

Incommunities Group Limited (IGL) is one of
the largest social housing providers in Yorkshire
and formed in 2003 after a stock transfer from
Bradford Council.

Our main business
is to provide and
maintain affordable
high-quality housing
for our communities.

SECTION 2:
STRATEGIC
REPORT
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In 2015
Huddersfield-based
Sadeh Lok, an
established Black
and Ethnic Minority
housing association,
joined the Group.

Since 2003 we
have invested over
£400 million in
modernising our
customers homes
and built over 700
homes for rent,
shared ownership
and outright sale.

|
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BUSINESS MODEL AND
STRUCTURE
GROUP STRUCTURE
FORMATION
Incommunities Group Limited (the
‘Group Company’, or the ‘Parent
Company’) was formed in 2003
following the transfer of the housing
stock of Bradford Metropolitan
District Council (the ‘Council’), and is
a non-housing property owning
parent. Incommunities Limited
(‘Incommunities’), a subsidiary of
the Group Company, is a registered
Housing Association and holds the
housing stock transferred from
the Council.
On 1 April 2015, the Group Company
acquired Sadeh Lok Limited (‘Sadeh
Lok’) and its subsidiaries.
Sadeh Lok is a registered Housing
Association operating in West and
South Yorkshire, which it manages
from its operational base in
Huddersfield. In November 2018,
the Group Company formed
Incommunities Treasury Plc (the
‘Company’) to raise funds from the
debt capital markets as part of its
refinancing strategy.
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OPERATING
ENVIRONMENT

CORPORATE STRUCTURE
Incommunities Group Limited and its
subsidiaries (the ‘Group’) is made up
of the Group Company, a number of
trading subsidiaries, and a number
of dormant subsidiaries. The trading
entities are:
•
•
•
•
•
•

Incommunities Group Limited
Incommunities Limited
Sadeh Lok Limited
BCHT Development Company
Limited
Incommunities Treasury Plc
Eleanor Moorhouse Homes Trust

the activities of the Group as a whole,
and provides central and strategic
services to its subsidiaries including;
maintenance and repairs, property
development and regeneration,
treasury and financial management,
information technology, legal services,
human resources, performance
monitoring and governance.
Information on the subsidiary
undertakings is set out in Note 14 to
the financial statements.

The Group includes one dormant
subsidiary that is in the process of
being wound-up; Lumia Homes
Limited. Incommunities Commercial
and Sadeh Lok Developments are
being wound up at the moment but
have not formally been dissolved
yet - they are in the process of
liquidation. The liquidation has not
yet started for Lumia. The Group
Company supports and coordinates

CORE BUSINESS

PARTNERSHIPS

The Group’s core business is
to provide affordable housing,
principally for rent, but also for shared
ownership. The Group has plans to
develop a small number of homes
for outright market sale. This activity
will provide additional resources to
enable the Group to pursue its social
activities. It is unlikely to exceed
10% of the turnover of the Group
as a whole in the foreseeable future.
The Group provides a number of
additional services:

The Group Company has had a 50%
interest in Centre for Partnership LLP,
a jointly controlled entity providing
consultancy services focussed
on bringing together a team of
experts with extensive experience
and knowledge in developing and
promoting excellence in key aspects
of organisational effectiveness.

•

Homelessness and Housing
Advice

•

Anti-Social Behaviour and
Mediation Service

•

Supported Housing services

•

Financial Inclusion initiatives

•

Employability services

These services are provided to
support the aims of the Group
through the sustainability of local
communities, and to help families and
individuals sustain their tenancies.

INCOMMUNITIES

INCOMMUNITIES

The organisation has been jointly
controlled by Incommunities Group
Limited and Sutton Smith Limited, but
the Group has assigned its interest in
the joint venture to Sutton Smith with
effect from 31st July 2021.

REGULATORY
ENVIRONMENT
Incommunities Group Limited is
regulated by the Regulator of Social
Housing. Changes to the regulatory
framework have placed Value
for Money (VFM) and economic
considerations to the fore.
A summary of the VFM
self-assessment is given later in this
report, along with a website link to
the VFM standard.
The Group continues to work closely
with Homes England to deliver its
new affordable homes programme,
and it remains on target to complete
the construction of the Group’s
corporate growth objectives of
building 1,000 new homes for
affordable rent /shared ownership
by 2025.
The Group’s most recent regulatory
judgement for Governance is G2
(compliant) and for Financial Viability
is V1 as published by Homes England
in October 2020.

|
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OUR RESPONSE TO COVID
As Covid-19 continues to impact all of our lives, our priorities remain keeping our colleagues,
customers and communities safe, whilst continuing to provide support, deliver essential services
and ensure our homes and communities are great places to live. We recognise the continued hard
work, dedication and resilience from our colleagues and understanding from customers and local
stakeholders as our ways of working were inevitably affected.

LOCKDOWN RESPONSE
In March 2020 we quickly instigated our business
continuity plans and established Bronze, Silver and Gold
teams internally to oversee delivery of our Covid-19
responses. Colleagues and customers were kept
regularly updated via a variety of communication routes
on how national restrictions impact the way we work, as
well as wellbeing, mental health and financial hardship
support available.

•

Lockdown restrictions accelerated our move to more
agile ways of working and with that, new ways of
communicating and working with our residents.

brought in more than £13,000 worth of food from
our catering suppliers to distribute to our most
in-need customers and local foodbanks.

•

made a £5,000 donation to the national food
bank campaign ‘More than Homes’ which
supports the national foodbank network The Trussell Trust.

•

recognised the great work of volunteers in our
local communities with our Incommunity
Heroes campaign.

Office-based staff continue to successfully work from
home, neighbourhoods colleagues continue to work
with some virtual methods for viewings and sign-ups
and our employability team swiftly adapted to deliver
skills training and job search advice virtually.
We developed safe systems of working for continuing
to deliver vital services in residents’ homes, such as gas
safety checks, increased cleaning at our Retirement
Living homes and in communal areas and made daily
welfare calls to our most vulnerable customers.
At the height of lockdown we continued to provide an
emergency repairs service, vital compliance checks, a
24-hour falls response service via Trustcare, emergency
lettings to alleviate homelessness and free-up hospital
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beds, and ensured a continuous supply of PPE to
colleagues working in our homes. Teams continued to
ensure communal stairwells, corridors and lobbies were
free of bulk waste and paid special attention to refuse
collection to avoid pest infestation.
We:

FUTURE FOCUS
We continue to work collaboratively on the Bradford District response to Covid-19 on food provisions,
signposting support, and promotion of testing and vaccination sites. Alongside NHS and local authority
partners, we delivered print communication to all customers providing a concise reminder of routes
available for booking Covid-19 vaccines.
Looking ahead, it is clear there is much to learn from our experiences delivering services throughout
the Covid-19 pandemic – particularly during tighter lockdown restrictions – and we will continue to look
for and embrace new ways of supporting our colleagues and customers.
Incommunities’ business plans have been stress-tested against various economic scenarios and we
are well placed to manage the short and long-term financial impacts of the Covid-19 crisis.
We will:
•

continue to use our financial strength to build new homes and upgrade our existing properties.

•

invest in new digital technologies which allow us to deliver services more effectively.

•

continue with our sustainability and carbon reduction ambitions.

•

ensure we continue to deliver homes, communities and workplaces fit for the future.

The customer services team responded to a 40%
increase in calls for urgent income and benefits
advice and worked collaboratively with our incomes,
financial inclusion and neighbourhoods team to ensure
customers could access the financial support and
guidance they need.
Our winter wellbeing communication campaign shared
‘keeping well at home’ advice and resources with
residents and we made a £2,000 donation to the No
Child Cold campaign which, administered via Citizens
Advice, paid grants to eligible households to cover
additional winter heating costs.

INCOMMUNITIES

INCOMMUNITIES
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KEY RELATIONSHIPS AND
CONTRACTS

Engagement with Stakeholders
STAKEHOLDER

WHY WE ENGAGE

HOW ENGAGEMENT OCCURS

Customers
and residents

Customers and residents
make Incommunities’
housing assets their homes,
in exchange for the rental
income we receive.

Customer involvement is governed through our Scrutiny Policy and
the use of our Customer Voice Strategy. We listen to and apply their
voices to ensure we have their involvement in service development.
In addition to Customer Voice, we have a Community Trust Panel
that provides customer-led scrutiny to oversee compliance against
our consumer standards, through customer inspectors. Our
Customer and Community Equality Steering Group influences
policy and strategy from an equality and diversity perspective.

The Group has a number of important business relationships and contractual arrangements:

FUNDERS AND
INVESTORS
The Group has loan facilities with
Barclays Bank, National Westminster
Bank, Royal Bank of Scotland and
The Housing Finance Corporation
(‘THFC’) and Orchardbrook. The
Group also has in issue an own name
public issue bond in which it has
a number of investors. The Group
values and works closely with its
funders, holding regular relationship
meetings, and places great emphasis
on maintaining these long-term
relationships. The Group also
maintains a positive dialogue with
its investors, providing information
through an investor portal
and regular trading statements.

BRADFORD
METROPOLITAN
DISTRICT COUNCIL

KIRKLEES
METROPOLITAN
DISTRICT COUNCIL

Incommunities works closely with
Bradford Metropolitan District Council
to support the delivery of the
Council’s plans, as appropriate.
During the 2016/17 financial year,
after the submission of a successful
tender bid, Incommunities was
awarded a 5-year contract to
take over the management of 293
residential properties owned by the
Council. Incommunities is now
managing 335 properties on behalf
of the Council. This contract is not
significant to the overall income and
expenditure of the Group.

Sadeh Lok has a long standing
relationship with Kirklees Metropolitan
District Council (‘Kirklees’), and the
Group has begun to develop this
relationship with Kirklees as a
key partner for property
development opportunities in the
Huddersfield area.

Outcomes and learning from service complaints directly influence
improvements to service delivery.
On a practical level, scrutiny activity is led by our Governance team
(CTP), Policy and Performance team (Customer Inspectors) and
at a neighbourhood level activity by the Community Resilience
Team. The Neighbourhoods team also get involved in operational
customer involvement such as clean up campaigns and
consultations. There are also resident members on our Operations
Committee.
We were early adopters of the NHF Together with
Tenants standard.
Employees

Incommunities recognises
that the customer experience
is directly related to the
skills, commitment, values,
engagement and experience
of its workforce.

Leaders within the business are expected and encouraged to
carry out regular one to ones, team meetings and away days.
Incommunities uses an annual appraisal system and provides
guidance on how they should be used effectively for both
managers and staff. Colleagues are supported in their training
and development and are encouraged to attend professional and
service-specific learning development events.
Beyond face to face and video conferencing, staff communication
is achieved through a weekly staff newsletter, Workplace internal
engagement tools and briefings as required.

SECTION 172 STATEMENT
Section 172 of the Companies Act 2006 requires Directors to take into consideration the interests of
stakeholders and other matters in their decision making. The Directors continue to have regard to the
interests of the Group’s employees and other stakeholders, the impact of the Group’s activities on customers,
residents and the community, the environment, and its reputation in the housing sector, the region and the
wider business environment, when making decisions. In this context, acting in good faith and with the best
interests of the Group’s customers, residents, employees and wider stakeholders in mind, the Directors set
strategic goals that are most likely to promote the success of the Group over the medium to long term.
This is explained in the annual report and the engagement with stakeholders is summarised in the
following table.

Confidential staff surveys have been conducted, with the
outcomes and learnings shared with the workforce, alongside
action plans to address issues raised.
The Human Resources and Governance Committee takes an
active interest in the number of appraisals carried out. The Group
is committed to inclusivity and equal opportunities. There has been
a strong focus on gender diversity, monitoring gender pay and
looking at initiatives to promote a better gender balance. A new
Equality, Diversity and Inclusion Staff Group provides a platform for
staff to share their experiences, ideas and suggestions to inform
the development of our EDI strategies, policy and practice.
Incommunities has entered into a Joint Trade Union protocol and
values collective negotiation, consultation and agreement with the
Trade Unions as an important element of workforce engagement.
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STAKEHOLDER

WHY WE ENGAGE

HOW ENGAGEMENT OCCURS

Regulator of
Social Housing

Incommunities Group is regulated
by the Regulator of Social Housing
(RSH). The Group has a track record
of reporting any issues of interest to
the Regulator and meeting all of the
regulatory deadlines.

In addition to the formal processes, the Executive and
Senior Leadership teams attend regular events with
speakers from RSH to hear about the latest developments
in regulation and feedback on housing issues.

Since October 2020 Incommunities
is rated V1:G2.
Funders and
Investors

Suppliers

Community
and charities

We have produced a plan to capture what action we have
planned and in place to ensure that we are able to meet
the actions set out in the Housing White Paper, and the
proposed regulatory changes.

The Group believes it is essential to
develop and maintain transparent
arrangements with its funders
and investors. The funders and
investors provide the means for
Incommunities to continue to invest
in its social housing stock – to the
benefit of its residents.

The Group meets its funders and primary investors on a
regular basis as part of a formal engagement process.

The main suppliers to the business
are construction tools and materials
suppliers, construction subcontractors, surveyors, building
industry specialists, ICT systems
suppliers and financial institutions
and advisors.

The Group ensures that all suppliers are treated fairly and
are paid on time.

All surpluses made by the Group
are used to fund the investment in
existing social housing assets – or
the development or acquisition
of new homes. The Group also
supports local foodbanks, charities
and causes.

The following table shows the key events and decisions made by the Board, the stakeholders they impacted and the
associated actions taken by the Directors to engage with the relevant stakeholders. Key events and decisions have
been determined by assessing items that are either material for the business or that have a significant impact on one or
many categories of stakeholders.

Key Events, Decisions, Actions and Impacts
KEY EVENTS/ DECISIONS

STAKEHOLDERS AFFECTED

ACTIONS AND IMPACT

Covid-19 pandemic

Customers, residents and
employees

In response to the Covid-19 pandemic and
ensure the safety of customers and colleagues
the Group activated its Business Continuity Plan
in late March 2020:

The Group provides interim results on the London Stock
Exchange system. In addition, the information is uploaded
onto the Investor Portal on our website.

Many are local suppliers, providing local employment and
making a wider contribution to the economic health of the
districts in which we hold housing stock.

The Board members and Executive Team maintain
effective relationships with the local authorities in which
the Group operates. This has been particularly important
in supporting the Bradford Metropolitan District Council’s
response to the Covid-19 pandemic.
The Board members, Executives and leadership team
provide a wide range of support to the sector and related
organisations through both fundraising and as Board
members of relevant organisations.

New CEO appointed

|
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The office was closed to the public.

•

Office based staff were enabled to work
at home, with enhanced digital networks
provided and computer equipment issued.

•

Enhanced safe systems of work were
developed, with additional PPE for
colleagues who had direct contact with
customers.

•

Estate Services were focused on enhanced
cleaning services.

•

Repair Services provided emergency repairs
only.

•

The Board instigated weekly on-line
meetings to review operations.

•

The Board requested a revised budget
and business plan to take account of the
potential impact on repair costs and rent
collected.

In line with the government roadmap and
guidance, services are now returning further
towards our pre-pandemic service offer.
Bond issue

14
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All

On 10 December 2020, a £25 million secured
retained bond was issued. The proceeds of
£33.107m, including premium on issue, were
loaned to Incommunities Limited to fund the
development of new homes.

In February 2021 new Group CEO Rachael
Dennis joined Incommunities, bringing extensive
experience in the housing sector from her roles
at Taylor Wimpey and Catalyst.

|
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KEY EVENTS/ DECISIONS

STAKEHOLDERS AFFECTED

Conversion of the
Incommunities Group Limited
to Community Benefit Society
(CBS)

All

Acquisition of 35 properties in
Craven and Pendle from social
housing landlord Leeds and
Yorkshire Housing Association
(LYHA).

Customers, external
stakeholders

STRATEGIC PLAN,
VISION AND VALUES

ACTIONS AND IMPACT
A decision was made to convert the Group to a
CBS and then to consolidate part of its Group
structure to simplify the business and associated
governance arrangements. At present, the Group
is a ‘Limited Company’. The change will not
have any impact on customers, their rights or
their tenancy agreements, although it will help
the organisation to run more efficiently whilst
protecting funding for housing services and the
building of new homes.

The Group sets out its medium
term strategic objectives in its
strategic plan, which is published
on the Group’s website. The current
strategic plan is called ‘Improving
Lives to 2040’.

Consultation with the sitting tenants took place
during the lead up to acquisition and was
followed up by communications informing them
about Incommunities and how to request repairs
and related services.

EXTERNAL INFLUENCES
Like all sectors of the economy, Incommunities has been affected by the Covid-19 pandemic. In response
to the need for social distancing, some limitations to services have had to be implemented. This has
resulted in responsive repairs being limited to emergency repairs only for the period from the beginning of
April 2020 to the end of May 2020. The Group has continued to undertake gas servicing and related
property compliance work subject to customers granting access to their homes, and the availability of
parts, tools and materials. As a result some of the service standards and targets have not been achieved.
In response, colleagues have been re-assigned to welfare and re-assurance calls to vulnerable customers,
and additional monitoring and support calls are being made to support customers who experience
difficulty in meeting their rent obligations.

The Strategic Plan was developed
in 2018/19 and the Board has taken
the decision to review and refresh
the strategy to take account of
the progress made in delivery of
some of the plans key objectives,
the increasing emphasis on
building safety compliance, the decarbonisation agenda, the renewed
emphasis on equality and diversity
and a recognition that the pandemic
will have affected the needs of our
customers and increased the pace
of change brought about by agile
working. When developing the
Strategic Plan, the Board affirmed
that the organisation’s vision and
values would remain unchanged.

STRATEGIC PLAN
‘Improving Lives to 2040’ has five
themes:
1. Building Financial Strength
2. Improving Lives and Communities
3. Growing the Business through
Development and Merger
4. Being a Catalyst for Change
5. An Organisation Fit for the Future
In adopting this strategy, the Board
retained the increased focus on
building financial strength, as a
fundamental ‘building block’ in
the delivery of the other corporate
objectives.
The strategic objectives are approved
by the Board and performance
against targets is reviewed and
monitored throughout the year. The
Group’s Executive Management
Team is responsible for the
management of day to day
operations and delivery of the
corporate objectives.

Also, social distancing measures have affected the delivery dates and completion of some new property
development schemes, but these delays should have a negligible impact on future rental income streams.
The Covid-19 pandemic is expected to result in additional costs being incurred compared with the pre
Covid-19 operating budget for the 2021/22 financial year as we are addressing backlog of maintenance
and repairs.

OUR VISION
Improving Lives Incommunities

OUR VALUES
We use our strength and influence
to improve people’s lives. We
believe everyone should have the
opportunity to fulfil their potential, and
communities should be great places
to live.
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BUSINESS ENVIRONMENT
THE ECONOMY AND COVID-19
At the 31 March 2020 year end, the full extent of the
Covid-19 pandemic was only just beginning to emerge
and the impact of the pandemic control measures on
the wider economy were not known. The lockdown
commenced on 16 March 2020 shortly before the
2020/21 financial year started. The restrictions put in
place were quite sudden and unprecedented, impacting
a number of the Group activities and areas:

In response to the growing pandemic and the desire
of the Group to protect customers and colleagues the
Group activated the Business Continuity Plan in late
March 2020.

BREXIT

•

The office was closed to the public.

•

Office based staff were enabled to work at home,
with enhanced digital networks being provided and
computer equipment issued to those who needed it.

•

Enhanced safe methods of work were developed,
with additional PPE for colleagues who had direct
contact with customers.

One key change in the external environment relates to
Brexit, which has now been finalised. Although there is
still uncertainty about the future, there are some clear
challenges that many housing providers, including
the Group, are likely to face and the Group is already
planning how to mitigate the potential risks; supply
chain disruption and increased costs impacting on
certain materials for development and investment in
existing homes, the impact of new immigration rules on
our customers base as well as our staff, being just a few
of them.

•

Pausing of construction and postponement of other
non-essential maintenance and capital work;

Estate Services were focused on enhanced cleaning
services.

The scenario testing shows the Group is well placed to
deal with challenges arsing from Brexit.

•

•

Fluctuation in property market and uncertainty over
buyers position resulting in sales being delayed or
changes to the value achieved on property sales;

Repair Services provided initially emergency repairs
only.

•

•

Staff sickness and absence, impacting at times the
staff resources required to comply with regulatory
requirements and ability to prioritise any critical
remediation work, resulting in additional
resources needed.

The Group reviewed cyber security and instigated
further investment in ICT systems resilience to ensure
that we can continue carry our day to day operations
safely and efficiently.

The Group has also assessed operational implications
such as supply chains and has flexibility in contracts to
source materials from a number of sources should the
need arise.

•

Access to customers, particularly those in selfisolation, to carry out the essential work, especially
to carry out safety checks for example gas safety
checks and/or electrical checks;

•

The Group’s budget and business plan for 2021/22
was fully revised for the likely impact of the continuing
Covid-19 pandemic and post Brexit economic
environment. It was approved by the Board in May
2021. The year end forecast surplus was reduced,
primarily as a result of additional provisions for void
property losses and bad debts and the loss of income
from the sale of social housing properties. Please see
details in the Risk Management section.

The Group has received £1.2m through the Government’s
Furlough Scheme and we continued to pay all our staff
their full salaries. The recoverability of income has not
been impacted to the forecasted level and our voids level
was at 2% at the year end. The year end results were
also impacted by the lower volume of work in relation to
major repairs and routine and planned maintenance work
due to lockdown rules and other restrictions introduced
by the government, especially in the first months of the
financial year. Our scenario testing for 2021/22 year end
and beyond shows that the Group can remain resilient
despite these economic pressures.
As the pandemic evolves, the outlook for the wider
economy and housing sector remains uncertain. Further
impacts are likely to emerge including service delivery,
customer incomes and the housing market. The Group
continue to monitor and manage key operational and
financial risk exposures over the coming months,
establishing robust contingency plans.

THE HOUSING MARKET
Covid-19 and its economic aftershock dominate
influences on the housing market. Sector reports show
an annual average 6%-7% (some sources referring to
10%) increase in house prices in 2020/21 with house
prices ending the year at a record high. The pace of
growth has now slowed but the prices are expected to
be sustained and the housing market remaining busy in
the coming months.
In the first quarter of this year, during the initial lockdown
restrictions, the sales dropped but our development
spend also slowed with an overall limited impact on
our business plan. There have been positive signs of
recovery since, ending with demand and prices being
at a record high as discussed above. Enquiries have
returned to and even exceeded pre-covid levels by the
year end.
The Group monitors its portfolio on an on going basis
and addresses the demand by changing tenures when
required.
Our broader stress testing has focused on these
scenarios. This included additional delays to sales,
reduced house prices, increases in development costs
in combination with other downside factors. This, along
with our mitigations, is covered more in the risk section.
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THE SOCIAL HOUSING
WHITE PAPER
On 17 November 2020 the Ministry of Housing
Communities and Local Government published the
Social Housing White Paper. The White paper sets
out seven commitments to residents, the Charter
for Social Housing Residents (the ‘Charter’), which
housing associations/landlords should adhere to and be
accountable for.
The paper outlines a number of measures that will
be taken to ensure the commitments within the new
Charter are met. To ensure compliance with the Charter,
the White Paper outlines new regulation, including a
strengthened Housing Ombudsman with new powers
and reporting against new Key Performance Indicators
on resident satisfaction and income/expenditure
measures. Landlords will also be required to report on
executive pay and how they spend their money.

NHF CODE OF GOVERNANCE
On 12 November 2020 the National Housing Federation
published the new Code of Governance which is
designed to help housing associations achieve the
highest standards of governance and Board excellence.
The 2020 code has been completely rewritten to reflect
emerging issues within the sector.
The Group’s Board has agreed to adopt the 2020 NHF
code with a statement of compliance to be included
within 2021/22 annual report.

CAPITAL AND INTEREST RATES
The Financial Conduct Authority made the
announcement that LIBOR interest rate is to end with
a cessation date of immediately after 31 December
2021 for all sterling LIBOR settings. The Group, like
other UK housing associations, is also planning moving
the current loan portfolio using LIBOR as the basis for
calculating floating rate interest costs to rates using
SONIA. The transition is taking place during 2021/22
and will be effective from 31st December 2021 when
the LIBOR rate ceases to be used for interest
rate computations.
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RISK MANAGEMENT
OUR APPROACH TO
RISK MANAGEMENT
The successful and sustained achievement of our
mission and values is reliant on robust governance and
effective risk management. The Board has put in place
effective risk management arrangements to enable the
delivery of our strategic business objectives.
On 23 March 2020, the Government placed the UK
in lockdown because of the coronavirus (Covid-19)
pandemic. Linked to our risk improvement work, we
have undertaken a comprehensive review of risks
facing the business because of the pandemic and
key mitigations have been identified. We continue to
monitor these risks as restrictions begin to ease.
Operationally, we adjusted to cover the impact
of Covid-19. This included revised estimates for
development and sales activity, which were stopped
initially and then returned at a slower pace and a
revised repairs and maintenance profile, with the Group
providing an emergency only repairs service during
lockdown. Despite the pandemic, which has created
additional risk to the Group, the Group has continued
to generate surpluses during the past year and is well
placed to service the backlog in repairs moving forward.

In October 2020, the Regulator of Social Housing (RSH)
downgraded us from G1 to G2. Consequently, we
commissioned an independent and external review of
governance (including risk management arrangements),
which highlighted several areas where improvement
could be made to our risk management arrangements.
Steps have already been taken to address these
areas for improvement and a risk expert has been
commissioned to further support the delivery and
embedding of risk management.
The Board is accountable for effective risk management,
agreeing the principal risks facing our business and
ensuring they are managed effectively. The Board also
has responsibility for defining our risk appetite (i.e.,
the amount of risk we are willing to take in pursuit of
achieving our strategic priorities).
On behalf of the Board, the Group’s Audit and Risk
Committee (ARC), provides oversight and challenge
over our risk management framework including the
implementation of actions emanating from the external
governance review.

Our risk management arrangements are intended to
mitigate and reduce risk to the lowest extent possible
but cannot eliminate all the risks we face. The risk
management processes provide reasonable but not
absolute assurance against material misstatement or
loss. We regularly face business uncertainties and our
structured approach to risk management helps us to
mitigate key risks and embrace opportunities
when they arise.
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We encourage our employees to consider risks within
everything we do. Risk management is considered
at all levels, through implementation of our change
programme supporting the delivery of our Strategic
Business Objectives in accordance with our
risk appetite.

Our current risk appetite is provided in the table below
and is based on the NHF Model. It is due to be reviewed
by the Board in September 2021.

KEY RISKS, CAUSE AND EFFECT

KEY MITIGATIONS
BUILDING FINANCIAL STRENGTH

RENTAL INCOME
RISK ATTITUDE

RISK AVERSE

CAUTIOUS

BALANCED

OPPORTUNISTIC

ENTREPRENEURIAL

CHARACTERISTICS

Minimal/zero
tolerance

Cautious tolerance

Balanced attitude

Enquiring appetite

Entrepreneurial

Government welfare reforms may result
in significant increases in Universal Credit
claims and a corresponding reduction in
Housing Benefit (the latter being paid direct
to the Group).

Our Income Team support new Universal Credit claimants, and proactively manages
and reduces current and former rent arrears through active management and
interventions.
Rent arrears and bad debts are monitored closely as part of the performance
management framework. This is supported by active cash flow monitoring and
projections.

This could result in a reduction of rental
income and an increase in rent arrears and
bad debts.
TOLERANCE

Very low

Low

Medium

High

Very high
TREASURY MANAGEMENT

ILLUSTRATIVE
EXAMPLES

Regulatory
and statutory
requirements,
reputation and H&S

Funding and
operations

Development

Merger

Commercial
activities innovative
projects

The Group is most risk averse in relation to residents and customer services. This reflects the Board’s view on ensuring
our homes are safe and decent places to live.

Volatility in the market or ineffective treasury
management arrangements could impact
adversely on our cash flow, liquidity and
balance sheet.
This could result in a breach of our loan
covenants and regulatory requirements
leading to the cost of borrowing increasing
due to poor credit ratings.

OUR PRINCIPAL RISKS AND
UNCERTAINTIES
Periodically, the Senior Leadership Team and Board
consider and review the main risks that may prevent
us from achieving our strategic business objectives.
ARC also monitor these risks during the year. Risks are
assessed in terms of their impact and probability. Our
strategic risk register is also mapped to the RSH Sector
risk profile to ensure we are focussing on the right risks
facing the sector.

A robust Treasury Management Policy is complied with and reviewed by the Board
annually. The Policy is designed to protect liquidity and mitigate/transfer treasury
risks. Treasury update reports are prepared and reviewed.
Senior Leadership Team actively monitor cash flow and management accounts
and we have a Development Company Board which monitors our development
programme.
Our funding and loan portfolio comprises a high percentage of fixed debt which aids
forecasting.
We solicit advice from Chatham Financial (an external Treasury Advisory firm) for
all key treasury matters.

IMPROVING LIVES AND COMMUNITIES
During 2020/21, the Group’s Risk Register was
reviewed in the light of the Covid-19 pandemic, and the
risk scores adjusted accordingly and approved by the
Board at its meeting in May 2020.
Our strategic risks as at 31st March, are outlined in the
following table.

HEALTH AND SAFETY
We have a duty to ensure the safety of our
employees, contractors and customers. Failure
to do so could result in injuries or loss of life.
Key risk areas include electrical, gas, fire,
asbestos and lifts.
This could result in a breach of legal and
regulatory requirements, financial loss and
damage to our reputation.

We have policies and procedures including safe systems of working for the control of
all significant health and safety risks. Risk assessments are undertaken regularly.
We have a dedicated Group Head of Safety and Compliance who leads on training
together with the organisational development team.
The Operations Committee provides oversight, and a compliance report is presented
to the Board twice a year.
We have health and safety KPIs which are reported on a regular basis.
Internal audit undertake health and safety compliance audits.
We also have a dedicated whistleblowing process which staff can use for health and
safety concerns

REPAIRS AND MAINTENANCE
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We have a duty to undertake and maintain
an adequate repairs and maintenance service
within allocated resources. This requires the
need for a responsive repairs function that has
the capacity to respond to emergency call outs
and maintain a cyclical programme, so our
stock is fit for purpose.

Our Asset Management Strategy identifies long term replacement costs of key
components and feeds into our business planning to accommodate a cyclical
programme of repairs and maintenance as well as emergency and capital works.

Failure to do so could mean we do not meet
regulatory standards, increased voids and
poor demand for our stock.

The impact of Covid-19 was addressed at the outset and emergency planning
implemented.

INCOMMUNITIES

We have a dedicated inhouse team supported by reputable contractors.
We have an asset management model, developed inhouse, to identify poor
performing stock.

|

23

STRATEGIC REPORT

STRATEGIC REPORT

KEY RISKS, CAUSE AND EFFECT

KEY MITIGATIONS

KEY RISKS, CAUSE AND EFFECT

KEY MITIGATIONS
AN ORGANISATION FIT FOR THE FUTURE

DISASTER RECOVERY
We have a duty to ensure adequate disaster
recovery arrangements are in place for our
housing stock and our residents. This requires
established emergency processes, including,
temporary accommodation arrangements
and liaison with Bradford and other district
agencies. Arrangements need to be in place to
ensure we have disaster recovery processes in
the event of serious disruption to our business
and / or neighbourhoods.

ICT SYSTEMS AND DATA INTEGRITY
Disaster recovery plan in place with clear roles and responsibilities.
Formal arrangements with the Local Authority with clarified roles in relation to
major civic emergency.
Insurance cover to limit any financial impact.

Failure to do so could mean we do not meet
regulatory standards, reputational damage,
death and injuries and homelessness.

We fail to ensure our primary data sets are
accurately up to date and properly maintained
due to inadequate ICT systems which are not
robust, resilient or support the business. This
could include cyber threats or data breaches.

Our Cyber Security framework covers IT infrastructure controls (hardware, software
and network) with key functions allocated to trained and nominated staff.

Failure to effectively mitigate this risk could
lead to a breach of data protection laws
and disruption to key services resulting in
litigation, reputational damage and
financial loss.

Training on data protection is provided and all staff must undertake an annual
assessment.

The Business Intelligence team monitor and highlight potential inaccurate data input
building data integrity checks into new applications.

CARE SERVICES
As a provider of care and support services we
have a duty of care to our more vulnerable
residents. This requires an understanding and
the application of CQC requirements and
robust partnership arrangements with our
customers.
Failure to do so could mean regulatory
downgrade, reputational damage, legal
implications and loss of income.

We have a dedicated care support team operating in compliance with Care Quality
Commission (CQC) requirements which is subject to inspection.
Team training records and plans are reviewed on an ongoing basis to ensure
compliance is maintained.
A Service Level Agreement in place which is actively managed.

GROWING THE BUSINESS THROUGH DEVELOPMENT AND MERGER

REDUCTION IN DEMAND
We face local competition from private
landlords which could reduce the demand for
our own stock.
This could result in void and service charge
losses and a failure to balance our tenure type
and / or overreliance on the Bradford housing
market.

DEVELOPMENT PROGRAMME
We fail to deliver our development
programme, or it is unprofitable due to
competition for land, staff/contractor capacity
issues or errors in option appraisal.
This could lead to regulatory issues as we do
not demonstrate effective use of our asset base
or deliver on our commitments.
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Our development programme targets a wide geographical area throughout the Leeds
City Region and areas in South Yorkshire with mixed tenure types.
Our Asset Management and Development Strategy addresses poor performing
properties and takes into consideration our customers demand for both location and
type of accommodation. The strategy is supported by a five-year action plan and is
monitored by the Group Board.

We have a dedicated growth and development team with a proven track record.
We have identified key potential schemes and established a pipeline for development.
Quarterly meetings with Homes England ensure the development programme is
monitored and opportunities identified.
The DevCo Board provides oversight and challenge on all scheme appraisals which
are reviewed by the finance team.

INCOMMUNITIES

INCOMMUNITIES
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INTERNAL CONTROL
ENVIRONMENT AND ASSURANCE
The Group Board acknowledges its overall responsibility
for establishing and maintaining the whole system of
internal control and reviewing its effectiveness across
the Group.
The system of internal control is designed to manage,
rather than eliminate the risk of failure to achieve
business objectives. It can only provide reasonable and
not absolute assurance against material misstatement
or loss.

The Group’s internal control environment and assurance
provides a framework allowing the Senior Leadership
Team, Committees and Board to ensure as much as
possible that the business operates in a controlled and
monitored environment.
The process is on-going and has been in place
throughout the year including up to the date of approval
of the annual report and financial statements.

Key elements of the internal control framework include:
•

Terms of reference approved by the Board
which set out the responsibilities for the Board
itself, its committees and subsidiaries, and
delegated authorities covering the
Chief Executive and Executive Directors.

•

The Scheme of Delegation outlines
responsibility for role profiles and controls
and includes the Group financial regulations.
These regulations cover authorisation levels,
reconciliations, and segregation of duties.

•

Clearly defined management responsibilities
for the identification, evaluation, and control of
significant risks.

•

The strategic plan sets out key strategic
objectives, supported by the Senior Leadership
Team action plan (change programme)
monitoring progress against objectives,
outputs and performance indicators reported
to Group Board and the Audit & Risk
Committee at least annually.
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•

Homes England carries out independent audits
of development schemes; S&P provide an annual
credit rating.

•

The Regulator of Social Housing published their
regulatory judgement in October 2020 which
downgraded their previous published assessment
of the Group’s governance from G1 to G2. Actions
have been taken in response, particularly around the
Group’s risk management and control framework to
return to G1 as quickly as possible.

•

The Group has a strong culture of integrity led
from the Board and directors which is supported
by the Board and Employees code of conduct,
recruitment, retention, training, and development
policies. Fraud and whistle blowing registers are
reviewed by the Board once a year. All cases of
fraud are reported to the ARC Chair and Head of
Internal Audit.

INCOMMUNITIES

The Group undertakes regular performance reporting including:
Business planning reviewed by the
Senior Leadership Team and the
Group Board.
Health & Safety compliance
monitored by the Operations
Committee and quarterly to the
Audit and Risk Committee.

Key performance indicators are reviewed
by the Senior Leadership Team monthly
and the Boards and Committees
bi-monthly.
Management accounts
reviewed by the Senior
Leadership Team monthly
and Group Board bi-monthly.

Reports prepared by the Director of Human Resources and Organisational Development are submitted
to the Human Resources and Governance Committee bi-annually.

Loan covenants compliance and liquidity
reported to the Audit and Risk Committee
bi-monthly.

RE

PO

HR

RT

OD

Strategic risks management
update reported to Audit and
Risk Committee.

The Board cannot delegate ultimate responsibility for the system of internal control, but it can, and has, delegated
authority to the Audit and Risk Committee to regularly review the effectiveness of the system of internal control. The
Audit and Risk Committee received regular reports throughout the year from internal audit which informs its view on the
effectiveness of the system of internal control. The Audit and Risk Committee subsequently reports its findings to the
Board on an annual basis.
The Board is satisfied that all necessary action is being taken to address control weaknesses identified throughout
the year.

INCOMMUNITIES
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DEVELOPMENT – GROWTH
In the year 2020/21, 115 homes were completed however, three homes expected at Manywells, Cullingworth were
delayed. Our target for the year was for completion of 120 meaning that we achieved 96% and we were five units under
our year end target.
AFFORDABLE RENT ACTUAL
LOCATION

TARGET TOTAL
S106

IN-HOUSE DELIVERY

21/22

188 units

22/23

250 units

23/24

250 units

24/25

250 units

25/26

225 units

16

16

16

CORNERFIELD, SKIPTON

10

10

10

FLOCKTON

5

2

5

BANNERDALE

16

16

16

ASCOT PLACE, LANGTHORPE

12

0

12

MANYWELLS, CULLINGWORTH

0

8

0

EMPTY HOMES

2

2

2

GREEN LANE / PHASE 3

14

14

14

BOLTON WOODS PHASE 2

40

40

40

SYCAMORE COURT

0

12

0

56

120

115

59

MARKET
SALES
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As part of the Home England Affordable Homes Grant Funding Programme 2021-26,
we have submitted a bid for over 600 units via Strategic Partnering with Together
Housing.
We have also submitted a joint bid via Thirteen Housing Group in the Kirklees Council
Cluster Programme for Market and Affordable Housing over five development sites
comprising 207 units of which 105 units are designated for Incommunities within the
partnership.

TOTAL UNITS
(excluding outright market sales)

HEALTH AND
SAFETY /
ACCIDENTS
REPORTED

GRANT TAKE UP
ACHIEVED FROM
HOMES ENGLAND
UNITS COMPLETED

OUR NEW
DEVELOPMENT
TARGETS

ACTUAL TO MARCH
2021

NORTON, SHEFFIELD

TOTAL

DEVELOPMENT – FUTURE

ENVIRONMENTAL
IMPACT /
SUSTAINABILITY
SAP RATING
INCOMMUNITIES

INCOMMUNITIES
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ASSET MANAGEMENT
Compliance against asbestos, fire, legionella and gas safety reports at 100% across both HAs. All Sadeh Lok properties
have a gas certificate. Incommunities currently have 34 (0.2%) properties whose gas certificate has expired all of which
are currently going through the legal process.
The days taken to resolve a complaint has reported well above its set target of 10 days throughout 2020/21. In
response to this, the recent White Paper and Audit recommendations, the administration of complaints was centralised
on the 1st April 2021.

INCOMMUNITIES COMPLIANCE - ELECTRICAL

SADEH LOK - COMPLIANCE - ELECTRICAL
100%
95%
90%
85%
80%
75%
70%
65%
60%
55%
50%
45%

APR 20

MAY 20

JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20

DEC 20

JAN 21

FEB 21

MAR 21

1.7%

1.7%

1.7%

1.7%

1.6%

1.9%

1.5%

1.3%

1.2%

1.3%

1.1%

0.9%

10.0%

10.3%

10.3%

9.8%

9.0%

8.5%

8.3%

7.4%

7.1%

7.1%

6.6%

5.2%

26.7%

26.9%

26.1%

27.0%

27.3%

27.4%

27.3%

27.3%

27.3%

27.5%

27.6%

27.7%

61.5%

61.1%

61.9%

61.6%

62.1%

62.2%

63.0%

64.0%

64.4%

64.1%

64.7%

66.2%

88.2%

88.0%

88.0%

88.6%

89.4%

89.6%

90.2%

91.0%

91.8%

91.6%

92.3%

93.9%

APR 20

INCOMMUNITIES COMPLIANCE - GAS

MAY 20

JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20

DEC 20

JAN 21

FEB 21

MAR 21

APR 20

MAY 20

JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20

DEC 20

JAN 21

FEB 21

MAR 21

98.5%

98.5%

98.2%

98.2%

98.2%

98.2%

98.3%

98.3%

98.2%

97.7%

96.7%

97.3%

% of properties with a valid EICR within 10
years (100%)

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

Asbestos - % of medium/high risk inspections
completed (100%)
Legionella - % of installations & water supplies
monitored (100%)
Fire safety - Testing/Servicing regimes
completed (100%)

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

SADEH LOK - COMPLIANCE - GAS

105%
101%
100%
100%

95%
90%

99%

85%
98%
80%
APR 20

MAY 20

JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20

DEC 20

JAN 21

FEB 21

MAR 21
97%

APR 20

MAY 20

JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20

DEC 20

JAN 21

FEB 21

MAR 21

0.3%

1.1%

0.8%

1.1%

0.8%

0.8%

0.6%

0.3%

0.3%

0.2%

0.3%

0.3%

99.7%

98.9%

99.2%

98.9%

99.2%

99.2%

99.4%

99.7%

99.7%

99.8%

99.7%

99.7%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

Gas servicing target (100%)

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

95.0%

Tolerance target - Gas servicing (95%)
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% of properties no cert but where legal /
procedural action is or has been undertaken
% of properties with a valid Gas Safety
Certificate (100%)

INCOMMUNITIES

96%

APR 20

MAY 20 JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20 DEC 20

JAN 21

FEB 21

MAR 21

APR 20

MAY 20

JUN 20

JUL 20

AUG 20

SEP 20

OCT 20

NOV 20

DEC 20

JAN 21

FEB 21

MAR 21

0.0%

0.1%

0.O%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

100%

99.9%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

INCOMMUNITIES

% of properties no cert but where legal /
procedural action is or has been undertaken
% of properties with a valid Gas Safety
Certificate (100%)
Gas servicing target (100%)
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EQUALITY, DIVERSITY &
INCLUSION

CUSTOMER EXPERIENCE
CUSTOMER VOICE

Our success today and in the future is down to our people. Incommunities Group has a diverse workforce and we
currently employ nearly 1,000 staff across the business. We introduced our organisational development plan in 2018/19
and have been embedding it across the business this year.
We have introduced a number of new ways of working, simplified our performance review process and we are reviewing
our training offer so that we can retain and develop our staff.

OUR PEOPLE

944

(FTE)

COURSES DELIVERED

GENDER

Male
63.5%

ETHNICITY

Female
36.5%

White: 79%
BME: 19%
Other: 2%

AVERAGE NUMBER OF
E-LEARNING HOURS
PER EMPLOYEE:

AVERAGE
DAYS
TRAINING
PER
EMPLOYEE:

241 2.64

4.41

We have a Community Trust Panel (CTP) which forms
part of our governance structure and undertake
customer-led scrutiny to oversee compliance against
the consumer standards via our Customer Inspectors.
In the last year the Customer Inspectors have
helped shape a variety of resources and policies at
Incommunities. Their role has included:
•

Reviewing our new Complaints Policy and self
assessment against the Housing Ombudsman's
Complaint Handling Code

•

Input into content of an updated Mobility Scooter
leaflet

•

Providing feedback on our Repair Offer consultation
communication before it was shared with
customers

•

Reviewing a new Condensation Leaflet

•

Trialling questions on content of an anti social
behaviour survey

•

Involvement in a noise recording app trial

•

Reviewing annual report content

Repairs consultation
All customers had the opportunity to input into our
repair offer consultation via post, online, telephone and
face-to-face channels.
The formal consultation welcomed comments on
our repairs offer (our responsibilities and customer
responsibilities) and available appointment periods.
When the analysis process has been completed,
alongside consultation with our involved customers, we
will write to all customers to confirm our new repairs
offer.
The consultation is important to make clear the
obligations of Incommunities and customers in relation
to repairs. This will help us all have a consistent
approach to repairs, supports our drive to reduce
responsive repairs and move these more to completion
as cyclical and planned maintenance and will ensure we
provide value for money on our annual repair spend.

Customer Inspectors and Community Trust Panel
members have also fed back on our draft Home
Alterations Policy and contributed to the review of the
Customer Engagement and Insight Policy.

APPRENTICES
ELECTRICIANS

Our customers are at the heart of everything
we do and their feedback and learning from
complaints directly influences our service delivery.

JOINERS

During the period April 2020-March 2021, the Customer Service Centre had the following volume of customer contact:

PLASTERER

GENDER
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Male
15

Female
2

PLUMBERS

194,089

29,952

CALLS ANSWERED FROM
OUR CUSTOMERS

CALLS TO OUR
CUSTOMERS

ETHNICITY
WHITE

11

BME

5

OTHER

1

INCOMMUNITIES

INCOMMUNITIES
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COMMUNITY FOCUS
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“

We are pleased to advise that we have today had
this long outstanding electrical issue resolved.
This has only been possible by the diligence of
your manager Gary but specifically today by the
excellent, polite and competent workforce of
Jamie, Danny and Dom. These members of staff
are a real credit to your organisation and should
be rewarded in some way for their politeness and
professionalism. Could you please pass on our
comments and thanks to their managers.

“

34

We’ve changed the way our IHM service is funded for
those aged 16-18 as this is paid by invoice by Leaving
Care. We worked to secure agreement for settling all
of the outstanding accounts and also amended the
referral pathway to help ease the transition for the young
people. We are committed to continuing this vital work,
focusing on meeting the housing and support needs of
local young people leaving care and moving to semi–
independent living.

INCOMMUNITIES

“
“

I could not be happier and you
have gone above and beyond.
Just to say what a brilliant job
your repairs team do… they
put themselves out to do a
proper job at my home, not
just a quick fix! Feels like
home again.

“

This issue was coupled with many regular household
waste collections being reduced due to staff shortages
and the closure of local charity shops. Our Estate
Services team has been organising clean ups across
our region to remove unwanted waste and other items
and make a difference to local communities. Many
customers have taken the opportunity to get rid of items
such as fridge freezers and televisions sets, rubbish and
garden waste. The team has also removed fly tipping
and litter from many areas.

Our Intensive Housing Management (IHM) team has
been working with Leaving Care Services (LCS) since
2008 and over the years have supported many young
people to access accommodation and support to help
them integrate into our communities. Since the end of
January 2021 we received 20 referrals from LCS, so
demand from this client group is high.

“

At Incommunities we are committed to providing our
residents with safe, comfortable and well-maintained
homes. This also includes ensuring that the surrounding
estates are well looked after. Covid-19 has meant an
increase in fly-tipping of household waste and, as most
local authority household waste and recycling centres
closed during lockdown, we have seen a rise in people
wanting to dispose of unwanted items.

|
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CORPORATE SOCIAL
RESPONSIBILITY
At Incommunities we take Corporate Social
Responsibility seriously and we recognise that we need
to operate in a socially responsible way. We aim to act
in an ethical manner and seek to improve lives in the
communities in which we operate. We are dedicated to
having a presence in our communities and encourage
our customers to be involved with us as much
as possible.
We care about our impact on the environment and how
we can work to improve that impact. We want to be
doing the right thing for our customers, our communities
and our planet. We are focusing on improving energy
efficiency and, in line with the government’s fuel poverty
strategy, we are working to reduce the risk of fuel
poverty for our customers.
We were a key partner in the ‘No Child Cold Campaign’
a one-off short-term scheme to make sure that no
child in the district was cold as a result of the winter
lockdown. There were approximately 75,000 children
in Bradford accessing education by remote learning
during a period when temperatures reached -4C in
the district. An estimate of children who are living in
households who are in poverty suggests that as many
as 21,000 children in our district are remote learning in
homes which will be cold. Over £120,000 was raised
and distributed including a corporate donation of
£2,000 and a number of fundraising activities.
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We have also worked with Ground Works
‘Green Doctors’ for several years to help offer
help and support. This year we supported them in
providing free online sessions giving guidance and
information on the new Green Homes Grant - a voucher
scheme aimed at helping people make their homes
more energy efficient.
When we build new homes, we are building them so
that they are fit for the future, using modern methods
of construction, designing them to be inclusive for
people with mobility issues and installing only renewable
heating systems from 2025.
Our approach to sustainability isn’t just about helping
our customers to reduce energy use, it’s also about us
operating as a business as sustainably as possible. We
are currently looking at colleague travel, office energy
and water use, emissions from contractors and diverting
waste from landfill to minimise environmental impact.

A partnership network of 22 community centres help
make learning and development more accessible by
providing the opportunity for training and job clubs,
delivered at locations close to participants. With support
from across the business, at the height of the Covid-19
pandemic, the team were proud to be able to provide
free PPE to all community centres in their partnership
network to ensure food banks and other essential
services could continue.
Throughout the pandemic we made contact with over
1,000 vulnerable residents, ensuring vital services such
as food and prescription deliveries were passed on to
appropriate responders. We have continued to provide
essential repairs throughout the year and successfully
used our safe systems of work to ensure the safety of
our customers and colleagues.

We also take part in regular fundraising and awareness
raising activities with a full calendar of events throughout
the year.

As a values driven landlord, a key part of Incommunities’
mission is to deliver homes and sustainable
communities where people want to live and work. We
are proud that our employability team was able to adapt
quickly in response to the Covid-19 pandemic. With
208 people directly supported with employment skills
training and many more supported indirectly during
the pandemic, the team helped provide the skills,
knowledge and qualifications needed to gain sustainable
employment or upskill to a new role in 2020/21.

INCOMMUNITIES

The wellbeing of our colleagues remains high on our
agenda and we offer many opportunities to access
mental health support. We want to acknowledge
the hard work and commitment of colleagues and
encourage conversations around mental health and
wellbeing. All our managers have been offered training
in Mental Health First aid and we have a bank of
colleague volunteers who are fully trained as Mental
Health First Aiders, offering support in the form of an
initial conversation or supporting colleagues to access
appropriate help. To help support our colleagues we
have been running a series of digitally enabled talks and
workshops around mental health including sessions led
by CIH president Aileen Evans in exchange for a £1,000
donation to MIND and a regular series by local charity
‘Its OK to not be OK’. We also chose MIND as the
recipient of our Christmas Raffle donation of
nearly £3,000.

INCOMMUNITIES
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HOUSING MANAGEMENT
The impact of the Covid-19 pandemic has meant that it has been an unusual year for housing management. Our
performance was impacted by the Covid-19 pandemic and related Government restrictions. In response to the
pandemic, revised operating procedures across the housing and repairs services were undertaken to ensure the
ongoing safety of customers and employees.
The table below shows the majority of KPI’s performed well within the tolerance targets set. As a result of this and the
fact the pandemic is now under control the tolerance targets have been removed for 2021/22.

COVID19 TOLERANCE

2020/21 OUTTURNS

AVERAGE TIME TAKEN TO CLOSE ASB

108

96

AVERAGE TIME TAKEN TO CLOSE COMPLAINT

15

28

FORMER ARREARS %

3.50%

3.85%

CURRENT ARREARS %

5.60%

4.53%

INCOME COLLECTION

98.7%

100.17%

TENANCY TURNOVER RATE (TERMS/STOCK)

13%

7.8%

TOTAL VOIDS

751

314

INDICATOR
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TENANCY TURNOVER

INCOME COLLECTION

Tenancy turnover reported below its set target for
Incommunities reporting at 7.8% against a target of
11% and Sadeh Lok reporting 7% against a target
of 8%. There was a significant reduction in the number
of tenancy terminations, which are likely to be related to
the impact of restrictions on the letting of properties.

Despite the pressures on customers’ income and the
restrictions on possession proceedings throughout
the pandemic, collection performance has improved
throughout 2020/21 from 99.2% to 100.17%.

ANTI-SOCIAL BEHAVIOUR
COMPLAINTS
We also saw a rise in reported cases of anti-social
behaviour throughout the last year, particularly during
the summer months. This is not an unexpected
occurrence with the restrictions requiring people to
stay in their homes as well as the impact of children
home schooling and people working from home as per
government guidance. Our team have worked hard to
address this with our customers.

Early intervention with customers experiencing problems
paying rent and improvements to how we engage
and support customers to pay has supported this
improvement. We are continuing to prioritise supporting
customers moving to Universal Credit because of the
difficulties some customers face with budgeting and
the way Universal Credit is paid. To support us with this
we have re-organised resources so that we can more
effectively support customers who most need our help.
Our Incomes team, based in Shipley and Huddersfield,
work to help our customers access the help and advice
they may need through financial inclusion initiatives.

Although not on target the days taken to resolve an
ASB case has seen an improvement across both HA’s.
The downward trend has been consistent throughout
2020/21 despite the significant increase in reported
cases. The actions arising from the ASB review aim to
improve the effectiveness of the process and thus an
improvement should be seen throughout 2021/22.

FINANCIAL REPORT
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REPAIRS
Keeping our homes in a good state of repair and our customers safe is a priority. Repairing homes saves money in the
long run and makes sure our customers can live in a comfortable home.

NUMBER OF DAY TO DAY
REPAIRS COMPLETED

NUMBER OF EMERGENCY
REPAIRS COMPLETED

5,362

57,310
PHONE CALLS TO OUR
REPAIR PHONE LINE

100,000
WE MADE AND
KEPT OVER

AMOUNT SPENT ON
REPAIRS (INC DAY TO
DAY, RESPONSIVE AND
VOID, CALL OUT REPAIRS)

OF ALL
APPOINTMENTS
LOGGED

£14,527,780

97%

UNIQUE REPAIRS

50,103
FOLLOW ON JOBS

(RETURN VISITS TO COMPLETE WORK)

13,916
JOBS VISITED IN TOTAL

64,019
40
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ON AVERAGE OUR RESPONSIVE
WORKFORCE NOW TRAVEL APPROXIMATELY
8% OF THEIR WORKING DAY WHICH MEANS
THEY NOW HAVE THE
TIME TO ATTEND MORE
CALLOUTS THAN
THEY DID BEFORE
WE CARRIED OUT

5,063

CALLOUT REPAIRS
INCOMMUNITIES

INCOMMUNITIES

|

41

STRATEGIC REPORT

STRATEGIC REPORT

ENVIRONMENTAL IMPACT/
SUSTAINABILITY
The global coronavirus pandemic has had an impact on
all aspects of Incommunities service delivery throughout
the last 18 months. In terms of sustainability this has
meant we have been unable to deliver many of the
measures and activities normally reported on such
as upgrading the energy efficiency of our homes or
conducting face to face training and support for staff
and customers.
This has, however, provided us with an opportunity to
revise and build on our sustainability work resulting in
the establishment of a new Sustainability Strategy
2020-2030.
Our revised Strategy will be delivered under three key
themes; Our Assets, Our People and Our Planet and will
focus on decarbonisation and sustainable warmth.

OUR ASSETS
We are preparing to improve the energy efficiency and
living cost of our assets though a challenging retrofitting
target. The first step of which has been to undertake
a review of all our assets using an intelligent energy
system. This will allow us to identify our most inefficient
assets and target our retrofitting work where it is
needed.

CASE STUDY – INTERNAL WALL
INSULATION
Despite the challenges presented by the Covid-19
pandemic we delivered a small but effective programme
of energy efficiency works in partnership with West
Yorkshire-based insulation provider, Dyson Energy
Solutions. Incommunities identified several hard to treat,
non-traditional construction homes that could not be
insulated in a traditional or affordable way. We worked
with Dyson to secure the funding and fitting of Internal
Wall Insulation (IWI) to keep more heat inside the homes.
For this work, the Energy Saving Trust calculates
average savings as;
£105 per home per year
425 kgCO2e per year
That is a total of 3.825 tonnesCO2e and over £1,100
saved per year for our customers.

OUR PEOPLE
Working with the Retrofit Academy we are focusing on
upskilling our staff with regard to sustainable retrofit
methods and renewable technologies. We will also be
working with key partners across the Bradford district
consulting with and preparing our customers for net
zero carbon future.

2020/21 SECR REPORT
INCOMMUNITIES PERFORMANCE 2020/2021
In 2020/2021 Incommunities business operations emitted 1,302 tCO2e or 1.71 tCO2e per employee. This is a reduction
of 348 tCO2e or 0.41 tCO2e per employee from 2019/2020. This decrease can be largely attributed to Incommunities
reduced business operations throughout the Coronavirus pandemic. The table on page 44 shows a breakdown of our
business energy consumption, transport impact and associated carbon emissions.

ENERGY SAVING MEASURES
TAKEN IN 2020/2021
Due to the Covid-19 Pandemic all non-essential
works were stopped at Incommunities for much of the
2020/21 period.
During the 2020/21 period Incommunities has taken
the opportunity to review its Sustainability Strategy
and associated energy efficiency targets in relation to
business operations.
Through this new strategy Incommunities had
committed to working towards achieving operational net
zero carbon emissions by 2038 in line with the Leeds
City Region. Targets to support business improvements
include procurement of 100% renewable energy,
conversion of 50% of our fleet to electric vehicles by
2025 and development carbon reduction plans for our
offices and depots.

CALCULATION METHODOLOGY
The Greenhouse Gas Reporting: Conversion Factors
2020 issued by the Department for Business Energy
and Industrial Strategy were used to calculate all carbon
emissions.
Consumption and cost figures for gas and electricity
were taken directly from billing data using our online
energy management portal.
Our fleet vehicle fuel consumption in litres is recorded
internally using fuel card data recorded by our Logistics
Team.
Our employee business mileage data is recorded by
our Human Resources Team and an “average car”
carbon conversion factor was used to calculate carbon
emissions from business miles travelled.

OUR PLANET
We have started the process of moving our transport
fleet to fully electric vehicles; this has included working
in partnership with the Energy Saving Trust to undertake
a full review of our van stock and capacity for charging
infrastructure. Our first wave of Electric Vehicles are due
to be introduced to our fleet by the end of 2021/22.
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UK Energy Use (as a minimum gas, electricity and transport, including UK offshore area)
EMISSIONS

Emission Intensity
CARBON EMISSIONS

CONSUMPTION KWH

ENERGY COSTS £’000

Gas Consumption - Offices

516,300

23

Total carbon emissions (teCO2e)

Electricity Consumption - Offices

871,329

157

Group turnover (£m)

Electricity transmission and distribution - Offices

871,329

0

3,960,939

436

Emission intensity ratio (teCO2e/£m)2

146,279

59

Emission intensity ratio (teCO2e/employee)2

Fleet Vehicles – Fuel Consumption
Employee Business Travel – Mileage

Carbon emissions (operational activity from the Group’s offices and depots)

2020

1,302

1,650

£100m

£101m

944

964

13.02

16.3

1.4

1.71

2. These measures allow the Group to consider the impact of carbon emissions in relation to the turnover generated
from its operations and its average number of full time equivalent employees, and provide a means of comparing
emissions over time.

Associated Greenhouse Gas Emissions
1
CARBON EMISSIONS

Average number of employees

2021

2021 TECO2E

2020 TECO2E

1,302

1,650

1. Emissions of gases that add to global heating are measured in tonnes of carbon dioxide equivalent - or teCO2e. This allows
for the measurement, on a consistent basis, of the climate impacts of other gases emitted - including nitrogen dioxide and
methane - alongside carbon dioxide, which remains the main gas causing climate change.
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HEALTH AND SAFETY

The sources of emissions and emission data for the Group are shown in the following table.
Sources of Emissions and Emissions Data
EMISSIONS

DATA SOURCE

EMISSIONS TECO2E

Scope 1
Gas (offices)

Billing data

95

Gas (communal)

Billing data

2,181

Fuel consumption data

951

Fleet vehicles
Scope 2

Electricity (offices)

Billing data

203

Scope 3

Electricity (communal)

Billing data

739

Electricity transmission & distribution (communal)

Billing data

64

Electricity transmission & distribution (offices)

Billing data

17

Employee business travel

Mileage claims

36

Waste disposal

Contractor data

95

Water & wastewater (offices)

Billing data

2

Water & wastewater (communal)

Billing data

5

Data Source

Tonnes CO2e

Total Tonnes CO2e

Including communal

Various (as above)

4,389

Excluding Communal

Various (as above)

1,400

HEALTH AND SAFETY
COMPLIANCE
The health and safety of our customers and our
colleagues remains of upmost importance to us as
an organisation.
The Covid-19 global pandemic has clearly had an
impact on our business, maintaining safe systems
of work has been of utmost importance to us.
Transmission within the UK was first documented on 28
February 2020. Our response is outlined on page 10 of
this report.

GAS SAFETY
Incommunities has an annual programme of inspection,
testing and maintenance for all domestic and
commercial gas installations and appliances. We have a
total of 19,574 properties requiring a landlord gas safety
record (LGSR), managed by the in-house team.
We have a team of 42 Gas Engineers who undertake
the LGSR programme on an annual cycle. The overall
average monthly performance was for completion of
LGSR within the annual renewal date was 99.65%.

FIRE SAFETY
Incommunities has a programme of inspections,
testing and maintenance of fire-fighting equipment,
emergency lighting, dry/wet risers, fire detection and
warning systems. This is undertaken by an external
FIA approved contractor. Incommunities maintenance
schedules are implemented based on the current British
Standards (BS 5839).

INCOMMUNITIES

ELECTRICAL SAFETY
Incommunities has a set programme of communal
and domestic electrical inspections. Our NICEIC
approved contractors undertake the cyclical programme
of periodic inspections. Electrical inspections are
completed on all domestic properties during void works
and as part of our cyclical programme.
Incommunities has adopted the new code of practice
for electrical safety in Social Housing aiming to
reschedule future domestic Electrical Installation
Condition Reports (EICR) onto a five-year programme
(previous ten years). All the properties that are currently
over ten years old without a valid EICR are been
intensely managed by the electrical compliance team, all
efforts are being made to access these properties and
ensure the continued safety of the electrical installation.

LIFTS
Incommunities undertakes an independent examination
on all lifting equipment to comply with Lifting Operations
Lifting Equipment Regulations (LOLER) every six month.

STOCK CONDITION PROGRAMME

The 2020/21 Fire Risk Assessment (FRA) review
programme started in April 2020 undertaken by
Savills and In house for all blocks. The programme
was completed up to end March 2021 with 291 FRA’s
carried out across our stock.

The stock condition survey is underway and we have
surveyed 81% of all housing stock in the last five years.

Legionella risk assessment audit reviews were carried
out from March 2020 to April 2021.There were 88 risk
assessments carried out 100% of the sites they were
required at.

|

Incommunities has completed asbestos surveys on all
non-domestic premises including domestic communal
areas to meet with Regulation 4 of CAR 2012 in
addition to a programme of domestic asbestos surveys
as required in order to fulfil it’s obligations in protecting
staff and customers. Competent contractors have
been appointed in order to support and fastrack our
surveying strategy and UKAS (ISO17025) accredited
laboratories for all related asbestos analytical works.

FIRE RISK ASSESSMENTS

LEGIONELLA
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The aim of the survey is to physically inspect the
properties to identify all the main building components
and record their existing condition and remaining life. It
also assesses the properties using the Housing Health
and Safety Rating Scheme and the Decent Homes
standards.
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FINANCIAL REVIEW &
RESULTS
OUR FINANCIAL PERFORMANCE
The year ended 31 March 2021 was exceptional in
its nature, starting shortly after the Covid-19 global
pandemic and following the national lockdown which
was announced in March 2020, affecting social,
environmental and economic areas of the UK economy.
We have seen different levels of restrictions come and
go over the majority of the financial year which has
affected the day to day operations and served to delay
or interrupt some day to day operations throughout
the year.
As at 31 March 2021, the Group owned and managed
22,651 (2020: 22,991) properties, of which 22,631
(2020: 22,971) are social housing properties.
Turnover for the year is £100m (2020: £101.4m),
a decrease of £1.4m on the prior year. The overall
decrease is caused by lower level of sale of first tranche
shared ownership housing properties and reduced
levels of other income generated by the Group. Income
from social housing rent increased by £1.4m in line
with the rent formula from 2020/21 financial year being
a base increase of CPI from September 2019 plus
1.0%. Of the total turnover of £100m, £97m (97%)
(2020: £96.9m (95.6%)) has been generated from
social housing activities. This is the core activity of the
business and will continue to be so going forward.
The Group’s budget and business plan for 2020/21
was fully revised in the light of the Covid-19 pandemic
and approved by the Board in May 2020. The year-end
forecast surplus was expected to reduce, primarily as a
result of additional provisions for void or empty property
losses, bad debts and the forecast loss of income from
the sale of social housing properties. These losses were
expected to be offset somewhat by reduced operating
costs as a result of the restriction on the provision of
services and the availability of some furlough monies
from the Government. The Group activated its Business
Continuity Plan in late March 2020, when the office was
closed to the public and office based staff were enabled
to work at home where possible, with enhanced digital
networks being provided and computer equipment
issued to those who needed it. Estate Services were
initially focused on enhanced cleaning services and the
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CASH FLOW AND FINANCING
95% of the Group’s cash inflow is from rent and service
charge income. Most of rental income is currently paid
direct to the Group via Housing Benefit. However,
the proportion of customers who receive their benefit
directly is increasing following the introduction of
Universal Credit.

Maintenance and Repair Services were restricted to
providing emergency repairs only, subject to the use of
safe systems of work.
The actual year end results are more favourable than
the revised forecast. This is the result of the lower
volume of work in relation to major repairs, which have
been deferred, a reduction in costs arising from routine
and some planned maintenance following the service
reductions, particularly in the first months of the
financial year.
The Group has received £1.2m through the
Government’s Furlough Scheme and all employees
were paid in full. The Group’s social housing customer
base is split between those meeting their rent payments
without income support or housing benefits (23%),
those on universal credit (31%) and those on Housing
Benefit (46%) and the recoverability of income has not
been impacted to the forecasted level. The loss due to
empty properties (voids) was 2% by the year-end.
The operating margin for the year is 16.4% (2020:
25.6%) and the surplus for the year is £5m
(2020: £14.4m).
During the year, the Group invested £20.3m (2020:
£20.2m) through its refurbishment and property
development programmes in its existing stock and in
new homes. This involved replacing major components
such as kitchens, bathrooms, central heating systems,
internal and external doors, and windows in its existing
properties. It also involved building a range of new
properties, primarily for social housing rent. In addition
to this investment, the Group spent £28.1m (2020:
£26.5m) keeping its existing stock in good repair.
The Group’s housing stock is included in the accounts
at cost (before depreciation and impairment) of £618m
(2020: £615m).
The Group’s reserves at the year-end are £21.6m (2020:
£39.8m), mainly reflecting pension movement.

INCOMMUNITIES

The Group’s principal cash outflows are operating
expenditure for managing and maintaining the housing
properties, interest payable, and the costs associated
with component replacement in existing properties and
the development of new housing properties. Financing
for this latter activity includes capital grants and
loan funding.
The Group has detailed budgets in place as well as
short and long-term cash flow projections which
demonstrate that both current liquidity and long-term
viability are assured. This is closely monitored by the
Board. Cash flow forecasts are prepared on a regular
basis, and include monthly, annual, and 3-yearly
forecasts, with appropriate cash flow information
included in the monthly reporting.

The Group has bank loan facilities with Barclays,
NatWest and RBS, other loan financing through
The Housing Finance Corporation (THFC) and
Orchardbrook, and capital markets funding arranged
through the bond issue (the ‘Bond’). The loan portfolio is
regularly reviewed by management and the Board, who
monitor covenant compliance and the cost of funds.
At the end of the year, total borrowings were £289.9m
(2020: £298.9m).
£180m of initially issued bond in March 2019 was
allocated in the ratio 90:10, £180m and £20m to
Incommunities Limited/Sadeh Lok. On 3 December
2020, additional £25 million secured bonds were issued
through Incommunities Treasury PLC. The proceeds
of £33.1m, including premium on issue, were on-lent
to Incommunities Limited. All issue costs were initially
borne by Incommunities Limited and recharged to
Incommunities Treasury Plc. These costs will be
amortised over the life of the secured bond.

FINANCIAL LOAN COVENANTS TARGETS AND PERFORMANCE
AT 31 MARCH 2021:
FINANCIAL LOAN
COVENANT

FUNDERS
BARCLAYS

NATWEST

RBS

BOND

Interest cover ratio

1.10

1.10

1.10

N/A

Gearing

N/A

70%

60%

N/A

Asset cover ratio

1.15

1.10

1.25

1.05

Debt per unit

£23k

N/A

N/A

N/A

Interest cover ratio

2.73

2.73

2.6

N/A

Gearing

N/A

49%

40%

N/A

Asset cover ratio

2.42

N/A
(nil loan drawdown)

2.45

1.32

Debt per unit

12.4k

N/A

N/A

N/A

TARGETS

ACTUALS

INCOMMUNITIES
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These actions are expected to result in a strengthening
of the operating surplus over time, despite the
combined pressures arising from the effects of the
Covid-19 pandemic and continuing Welfare Reform.

The Barclays and NatWest facilities are provided to
Incommunities, and the RBS facility to Sadeh Lok.
The actual performance is based on the results of the
relevant company. All of the financial loan covenants
have been met and have significant headroom.

The successful refinancing of the Group’s loan portfolio
in 2019 has significantly reduced net interest charges
going forward, with the refinancing costs, primarily the
break costs arising from the early repayment of fixed
rate loans is reflected in a reduction in the Group’s
general reserves as disclosed in the Statement of
Financial Position. The reduction in finance costs has
provided a significant boost to the Group’s ‘bottom line’
and a corresponding improvement in net margin.

Performance against the financial loan covenants is
formally tested at 31st March each year. In addition,
actual performance is tracked monthly and reported to
the Board in the latest available Finance Report. The
Finance Report is formally reviewed by the Executive
Management Team every month.

FIVE YEAR PERFORMANCE
Over recent years the Board has put in place a
number of initiatives to improve the Group’s operating
performance. These include implementing a savings
plan and undertaking several corporate restructures.
The Board has also placed a renewed focus on
improving value for money. This is taking the form of an
efficiency drive, as part of ‘building financial strength’, a
key theme of ‘Improving Lives to 2040’ strategic plan.

The Group’s financial performance over last five years
shows the asset base increasing as we continue to
develop homes and grow the business. The income
and expenditure account has been adversely impacted
by sales margins, significant ongoing investment in the
future of the business and a number of one-off costs.
The operating expenditure also reflects the pension
costs. The impact of Covid-19 has also been felt during
2020/21 financial year impacting house developments
and sales.

2020/21
£M

2019/20
£M

2018/19
£M

2017/18
£M

2016/17
£M

Turnover

100m

101.4

98.4

98.5

98.3

Cost of sales

(0.5)

(2.9)

(0.6)

-

-

Operating expenditure

(85)

(78.8)

(84.7)

(83.7)

(85.4)

2

6.3

3.6

4.9

1.3

16.5

26.0

16.7

19.7

14.2

(11.5)

(11.6)

(16.2)

(16.0)

(17.8)

Refinancing costs

-

-

(24.8)

-

-

Corporation tax

-

-

(0.4)

-

-

Surplus / (deficit) for the year

5

14.4

(24.7)

3.7

(3.6)

FINANCIAL PERFORMANCE

Gain on sale of housing properties
Operating surplus
Net interest charges

Operating margin
Net margin (after tax)
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16.4%

25.6%

17.0%

20.0%

14.4%

5%

14.2%

(25.1)%

3.8%

(3.7)%

INCOMMUNITIES

INVESTMENTS AND TREASURY
MANAGEMENT
The treasury management function is responsible for
developing and implementing an appropriate financial
strategy to ensure the business holds the required level
of liquidity to fund its capital investment programme
and day to day operating activities. The treasury
management policy (the “TMP”) is the mechanism by
which the Board sets boundaries for financial risks and
delegates treasury decisions for managing those risks
in a controlled manner. TMP ensures that the Group
manages the treasury risks in a robust and consistent
manner. In developing TMP, the Group has adopted the
key recommendations of CIPFA’s Treasury Management
in the Public Services: Code of Practice (the “Code”) as
described in Section 4 of that Code and as modified in
CIPFA’s Treasury Management in the Public Services:
Guidance Notes for Registered Social Landlords (the
“Guidance Notes”). In addition, the TMP seeks to
comply with relevant regulatory guidance issued by
the Regulator of Social Housing (RSH) and current
best practice in treasury management practice. TMP is
reviewed annually by the Audit and Risk Committee and
the Board.
The Group’s operations expose it to a variety of financial
risks including liquidity risk, covenant breach risk and
interest rate risk.

LIQUIDITY RISK
Liquidity risk is the risk that the Group might be unable
to meet its financial obligations. The Group finances its
operations through a rental cash inflow. Bank borrowings
and capital markets funding finance the Group’s capital
projects. The Group mitigates this financial risk by
ensuring sufficient cash and secured, undrawn loan
facilities are in place to meet foreseeable needs, and that
cash and short-term deposits are invested with approved
counterparties. Cash flow forecasts are produced for
the Board as part of routine financial information packs
(at least quarterly) and a minimum of £10m secured but
undrawn facilities or headroom must be available at
any time.

COVENANT BREACH RISK
Covenant Breach risk is that the covenants which apply
to all loan facilities are breached or are at risk of being
breached. Compliance with the requirements of the
Group’s bank borrowings is closely monitored to ensure
that financial covenants are met. The Group’s Audit and
Risk Committee actively reviews funding risks, which are
also factored into the Business Plan as a key sensitivity,
in accordance with the TMP.
As at the year end 31 March 2021, all bank covenants
are met.

INTEREST RATE RISK
The interest rate risk is that base rates increase suddenly
resulting in an unforeseen rise in the cost of borrowing
from variable interest rate loans. The Group’s exposure
to interest rate fluctuations on its bank borrowings
is managed through the close monitoring of market
movements in interest rates and an active approach
towards treasury management; the TMP stipulates that
the Group must operate with a minimum of 60% of
drawn debt at a fixed rate of interest. At the year-end,
96% (2020: 81%) of total loans are on fixed rates with
maturities greater than one year.
The Group’s Audit and Risk Committee actively reviews
funding risks, which are also factored into the Business
Plan as a key sensitivity, in accordance with the Treasury
Management Policy.

MANAGEMENT JUDGEMENTS
AND ESTIMATES
The preparation of the financial statements requires
management to make significant judgements and
estimates. The items in the financial statements where
these judgements and estimates have been made are
described in note 2 – Accounting Policies.

Detailed scenario planning is undertaken on the potential
impact of this risk to the business, and stress testing
is used to investigate the financial capacity within the
business plan.
At the year-end, the Group has a cash balance of
£19.6m (2020: £13.9m) and undrawn, secured funding
available of £96m (2020: £54m), plus access to a further
£25m retained bond.

INCOMMUNITIES
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VALUE FOR MONEY
THE GROUP’S
APPROACH

VALUE FOR MONEY

Value for Money (VFM) is defined
by the Group as the balance
between Economy, Efficiency and
Effectiveness. All three together will
provide VFM. The Regulator has
set a range of VFM metrics that we
measure and report on annually.

Work to achieve VFM is
continuous and extends into every
operational aspect of the Group.
A comprehensive refinancing
strategy completed in March 2019
has created a funding platform for
the Group to address the weakest
performing assets with a view to
improving tenancy sustainability
and housing management costs.
VFM performance is assessed
using benchmarking and through
the achievement of the financial
objectives in the Aspirational
Business Plan. The Aspirational
Business Plan outlined a strategy
to build the financial strength of
the group through a combination
of increased efficiency (largely
through digitalisation, improvements
in efficiencies in repairs and
maintenance and the Asset
Management Strategy) and the
reduction in the cost of servicing
debt – and to provide funding for
addressing the weakest performing
housing assets.

The VFM measures presented here
provide the overall Group position.
The Group considers VFM is about
moving towards an optimum balance
between economy, efficiency and
effectiveness by getting more quality
and quantity from the same or fewer
resources, improving services to
customers, and using efficiency to
re-invest in front line services and
building new homes.

Group Corporate Strategy, VFM Objectives and VFM impact
CORPORATE
STRATEGY
THEME
1. Building
Financial
Strength

2. Improving
Lives &
Communities

3. Growing The
Business
Through
Development
& Merger

Evidence as to how the Corporate
Strategy drives VFM within the Group
is demonstrated in the following table,
which shows the five themes of the
Group’s strategic plan and the key
VFM objectives from the five themes.

|

•

Deliver the refinancing of the
business

•

Progress the aspirational
business plan

•

Continue to improve void
performance and income
collection

•

The Group is committed to
demonstrating and improving VFM
as an integral part of the Group-wide
corporate strategy. VFM objectives
are woven into the five themes of the
Corporate Strategy, ‘Improving Lives
to 2040’, providing the means for
future investment, growth and asset
transformation.
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VFM OBJECTIVES FROM THE
GROUP STRATEGIC PLAN

•

Make strategic decisions on the
1,700 poorest performing assets

•

Continue to support customers
through welfare reforms

•

INCOMMUNITIES

Deliver a single point of contact
for customers using digital
access routes for a suite of
services

•

Implement the revised 10
year asset strategy, linked to
smart homes and address
stigmatisation

•

Continue the development
programme to deliver 1,400
homes by 2025 of which 400 will
be for market sale, plan to deliver
3,000 additional social homes
from 2025 to 2040

•

INCOMMUNITIES

Broaden and strengthen the
impact of the VFM strategy,
through business efficiency,
service effectiveness and
robust procurement

Deliver the right homes in the
right locations to sustain mixed
tenure communities by tackling
the 1700 poorest performing
assets

IMPACT OF VFM OBJECTIVES

•

Reducing borrowing cost and increasing access to
funding

•

Using operating & financial efficiencies to address poor
performing housing stock

•

Improving void performance and income collection
reduces adverse effect of Welfare Reform

•

Ensuring VFM continues to drive decision making within
the Group, optimizing resources available for delivery of
services and new investment

•

De-commissioning, demolishing or investing to improve
the performance of the poorest performing housing
assets

•

Ensuring customers are able to sustain tenancies & the
Group maintains income streams for service delivery

•

Enhancing customer experience & generating
operating savings from increased automation

•

Investing in existing stock, improving the sustainability
of the homes, reducing heating poverty and
maintaining customer demand

•

Ensuring the Group continues to increase the number
of homes under management, replacing outdated and
unsuitable housing stock with high demand low cost
homes – using its capacity to build homes for outright
sale

•

Reducing the cost of providing homes which are low
demand, un-economic and replacing them with new
homes, high demand which are efficient

|
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CORPORATE
STRATEGY
THEME
4. Being A
Catalyst For
Change

VFM OBJECTIVES FROM THE
GROUP STRATEGIC PLAN
•

•

5. An
Organisation
Fit For The
Future

STRATEGIC REPORT

Innovate in the delivery of
smarter homes and customer
services
Pilot and take action using
innovative thinking and
technologies

IMPACT OF VFM OBJECTIVES

New Supply Social Housing - v2

•

Using technology to improve services to customers, the
customer experience and automating processes where
possible on efficiency grounds

•

Using the economies of scale available to the Group to
invest in new technology and innovation as the basis for
driving efficiency across the business

Reinvestment - v2
•

•

Develop a new Organisational
Development strategy to create
an evidence driven and agile
culture in which employees can
flourish
Maintain customer focus and
implement efficient, smart
services

•

•

Ensuring colleagues remain adaptable and resource
focused in a positive way to ensure services continue
to develop in an efficient whilst retaining customer
focus
Using technology, people and organisational
development to provide efficient and effective services

NEW SUPPLY
DELIVERED
The new supply metric sets out the
number of new social housing and
non-social housing units that have
been acquired or developed in
the year as a proportion of total social
housing units and non-social housing
units owned at period end.
New Supply (Social Housing)
represents 115 new social housing
properties handed over during the
year and meeting our target for
2020/21. New target for 2021/22
reflects the Group ambition to deliver
even more properties.

New Supply (Social Housing)

1.60%
1.40%
1.20%
1.00%
0.80%
0.60%
0.40%
0.20%
0.00%

Target
2020/21

VFM METRICS
The Group’s performance against the Regulatory Standard VFM Metrics, compared against its peer group, representing
10 larger northern based housing associations using the most recent published Global Accounts (2019/20), is as follows:

Actual
2020/21

Actual
2019/20

Peer Average
2019/20

New Supply (Non Social Housing) - V2

REINVESTMENT IN HOUSING STOCK
This metric looks at the investment in properties (existing stock as well as New Supply) as a percentage of the value of
total properties held. Reinvestment has remained consistent year on year. The target for 2020/21 was stretching for the
Group and reflected our planned development programme and work to existing properties pre Covid-19. The Group
remains committed to deliver on our target for 2021/22.

Reinvestment
9.00%

8.00%
7.00%

New Supply (non-social housing).
No targets were set for 2020/21
nor previous years as no units were
planned for development. No
specific target was set for this activity
for 2021/22 as no further significant
developments in this tenure type are
currently planned.

New Supply (Non Social Housing)
0.07%
0.06%
0.05%
0.04%

6.00%

0.03%

5.00%

0.02%

4.00%

0.01%

3.00%

0.00%

2.00%

Target
2020/21

Actual
2020/21

Actual
2019/20

Peer Average
2019/20

1.00%
0.00%
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Target
2020/21

Actual
2020/21

Actual
2019/20

Peer Average
2019/20
INCOMMUNITIES

INCOMMUNITIES
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GEARING
This metric assesses how much of
the adjusted assets are made up of
debt and the degree of dependence
on debt finance. It is often a key
indicator of a registered provider’s
appetite for growth. The level of
Gearing reflects the increase in
total borrowing as a result of the
refinancing exercise in 2019 and
subsequent bond issue in January
2020. Gearing is known to be higher
than the benchmark group. This is
related to the relatively low cost of
transferred housing stock and the
quantity of post transfer investment.

EBITDA MRI
INTEREST COVER
The EBITDA MRI interest cover
measure (Earnings Before Interest Tax
Depreciation and Amortisation Major
Repairs Included Interest Cover)
is a key indicator for liquidity and
investment capacity.
EBITDA-MRI is above the benchmark
group in 2019/20 as a result of
improved operating efficiencies,
particularly in responsive maintenance
and repairs. It has also improved due
to reduced interest payments shows
an improving level of interest cover.

STRATEGIC REPORT

OPERATING MARGIN

Gearing v3

Gearing
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%

Target
2020/21

Actual
2020/21

Actual
2019/20

Peer Average
2019/20

EBITDA MRI -V3

EBITDA MRI

300.00%

Operating MarginMargin
Social HousingSocial housing - V4
Operating

The Operating Margin demonstrates
the profitability of operating assets
before exceptional expenses are
taken into account. In 2019/20 the
Group performance is comparable
to its peers. This is a reflection of
Group’s investment in digitalisation,
the reduction in harder to let low
demand housing and the continued
investment in new housing stock.
2020/21 was always expected
to be a challenging year for the
Group. Starting right after the global
pandemic and national lockdown
announced in March 2020, affecting
social, environmental and economic
areas of the UK economy. The
Group’s budget and business plan
for 2020/21 has been fully revised
for the likely effects of the Covid-19
pandemic and the operating margin
was reduced.
The actual results for the year ended
31 March 2021 were slightly below
target, mainly impacted by the
impairment charge recognised in
2020/21.

250.00%

200.00%

150.00%

30.00%
25.00%
20.00%
15.00%
10.00%
5.00%
0.00%

Target
2020/21

The actual outturn of £3,227 per
unit for the 2020/21 financial year
was lower per unit than the 2019/20
actual of £3,276 per unit. This
variance can be attributed to lower
spent due pandemic restrictions
during the year.
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Peer Average
2019/20

Operating Margin Overall - V4

25.00%

20.00%

15.00%

10.00%

5.00%

100.00%

0.00%

50.00%

Target
2020/21

Target
2020/21

The Group has recorded a lower cost
per unit than the peer average for
a number of years and reflects the
relatively low running costs of
the Group.

Actual
2019/20

Operating Margin Overall

0.00%

HEADLINE SOCIAL
HOUSING (CPU)

Actual
2020/21

Actual
2020/21

Actual
2019/20

Peer Average
2019/20

Social Housing cost per unit - V4
Headline Social Housing Cost Per Unit
3,500
3,400

RETURN ON CAPITAL
EMPLOYED (ROCE)
Another key measure of financial
performance is the Return on Capital
Employed. This provides investors
with an assessment on how effective
an organisation’s assets are being
used to drive economic returns.
Return on capital employed in
2019/20 was higher than the peer
average and reflects a combination of
reduced bad debts and higher than
forecast returns on RTB / RTA sales.

3,300
3,200
3,100
3,000
2,900
2,800

Target
2020/21

Actual
2020/21

Actual
2019/20

Peer Average
2019/20

INCOMMUNITIES

ROCE decrease in 2020/21 reflecting
impairment charge recognised but
also reflecting both the increase in
efficiency and lower future
borrowing costs.
INCOMMUNITIES

Actual
2020/21

Actual
2019/20

Peer Average
2019/20

ROCE - V4

Return on Capital Employed
7.00%
6.00%
5.00%
4.00%
3.00%
2.00%
1.00%
0.00%

Target
2020/21

Actual
2020/21

Actual
2019/20

Peer Average
2019/20
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HOW WE ARE PERFORMING
The year ending 31 March 2021 has been one of turbulence and change for all. This year has provided us with
opportunities to rethink processes and plans to ensure that our organisational focus remains on our customers.
As we reached the end of the year, the Group’s performance, which was initially affected by the effects of the Covid-19
crisis, was showing encouraging signs of improvement across many areas including our income collection and
gas servicing.

INCOMMUNITIES GROUP STATISTICS
CURRENT
RENT
ARREARS

4.49%

INCOME
COLLECTION
INCOMMUNITIES

GAS
SERVICING

TENANCY TURNOVER RATE

8%

CUSTOMER
SATISFACTION

99.7%

100.17%
SADEH LOK
92.09%

PROPERTIES WITH
A VALID EICR (100%)
UNDER 10 YEARS

£

CUSTOMER SUPPORT

95%

Despite the pressures on customers’ income
and the restrictions on possession proceedings
throughout the pandemic, collection performance
has improved throughout 2020/21. Early intervention
with customers experiencing problems paying rent
and improvements to how we engage and support
customers to pay has supported this improvement.

80%

We are continuing to
prioritise supporting
customers moving to
Universal Credit because
of the difficulties some
customers face with
budgeting and the way
Universal Credit is paid.

VOIDS

325

COLLECTION PERFORMANCE

from 99.2%
to 100.25%
To support us with
this we have re-organised
resources so that we can more effectively
support customers who most need our help.

COMPLIMENTS AND COMPLAINTS
We aim to deliver great services but we know sometimes things do not go so well. We welcome compliments and
complaints and use them to learn from and improve our services. Feedback that we receive enables us to put things
right and helps us to refine our processes. Our teams work hard to resolve complaints and work with customers to
make improvements.

COMPLIMENTS

ASB CASES RESOLVED
in 96 days - the target was 80 days

COMPLAINTS BY SERVICE (TOP 3)
Repairs

COMPLAINTS

1,669

1,130

Neighbourhood
services

238

Contact
Centre

80

(2% of the 70,452 jobs logged)

146 (9%)

8 (<1%)

20 (1%)

1,495 (90%)

E-mail

Letters
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In person

By phone

Feedback was received from 168 (10%) of complainants, 158 (95%) said they
were satisfied a decrease of 2% compared to 2019.

INCOMMUNITIES

INCOMMUNITIES
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FORECAST FUTURE PERFORMANCE
SOURCE

YEAR

CUSTOMER SURVEY

RE-

NEW

NEW

EBITDA-

HEADLINE

OPERATING

OPERATING

INV.

SUPPLY

SUPPLY

MRI

SOCIAL

MARGIN

MARGIN

(SOCIAL

(NON-

INTEREST

HOUSING

(SHL)

(OVERALL)

HOUSING)

SOCIAL

COVER

CPU

GEARING

ROCE

HOUSING)

MEASURE

2020
INCOMM.

2019
INCOMM.

2018
INCOMM.

2020
SADEH LOK

2019
SADEH LOK

2018
SADEH LOK

Overall satisfaction

73%

82%

85%

79%

80%

83%

0.5%

0.0%

62.6%

202%

£3,227

16.8%

14.4%

3.7%

Repairs satisfaction Home

97%

96%

74%

97%

93%

2021

4.7%

69%

Actual
Forecast

2022

5.3%

0.8%

0.07%

40.5%

174%

£3,606

15.5%

15.5%

4.6%

The overall quality of
your home

74%

72%

81%

79%

N/A

87%

•

Stable re-investment reflecting reducing investment in existing stock but increases in new supply.

In addition to the annual independent customer survey, a range of satisfaction measures are collected in a Performance
Report as part of the Performance Management Framework. These include; satisfaction with repairs and maintenance,
adaptations, complaints handling and responding to ASB complaints.

•

Gearing reducing as a result of increased efficiencies and lower borrowing costs resulting in some reduction in net
borrowings.

The Performance Reports show both Incommunities and Sadeh Lok have maintained a relatively high and consistent
level of performance across the suite of measures during a period of increasing efficiency, as shown in the tables below.

•

Headline Social Housing Cost per Unit – stabilising around £3,000 per unit per year, increasing in line with increases
in major repairs.

INCOMMUNITIES LIMITED

•

Overall margin (SHL) remaining >15% as above.

•

Strengthening of the ROCE measure to reflect the Building Financial Strength arising from the roll out of the Asset
Management Strategy.

These metrics illustrate the longer standing aspirational VFM:

KEY PERFORMANCE INDICATOR

2020/21
ACTUAL

2020/21
TARGET

2019/20
ACTUAL

2018/19
ACTUAL

2017/18
ACTUAL

2016/17
ACTUAL

Income collection rate

100.17%

99.2%

99.2%

99.1%

99.7%

98.6%

8.4%

8.8%

8.2%

7.8%

5.8%

6.3%

Void Loss

2%

2.2%

1.1%

1.5%

3.0%

6.3%

Void turnaround (days)

90

27

39

36

62

89

Properties with CP12*

99.7

100%

100%

100%

99%

100%

Tenancy turnover

7.8%

11%

10%

11.2%

12.3%

13.5%

KEY PERFORMANCE INDICATOR

2020/21
ACTUAL

2020/21
TARGET

2019/20
ACTUAL

2018/19
ACTUAL

2017/18
ACTUAL

2016/17
ACTUAL

Income collection rate

92.09%

100%

99.5%

100.4%

101.5%

103.7%

Rent arrears

4.48%

6.5%

5.1%

6.4%

6.3%

6.6%

Void Loss

1.1%

1.5%

0.3%

1.0%

1.1%

1.2%

42

25

22

30

42

25

100%

100%

100%

100%

100%

100%

7%

8%

8.0%

6.4%

8.1%

9.1%

Rent arrears

VFM EVALUATION AND MONITORING
A degree of effectiveness can be identified using a suite of customer satisfaction measures as set out in the following
table. The results of the independent customer survey show the satisfaction level remains consistent this year in
comparison with the previous year. Management continue to work on action plans to improve satisfaction.

SADEH LOK LIMITED

Void turnaround (days)
% Properties with CP12*
Tenancy turnover

* CP12 is a Landlord’s Gas Safety Record
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The Group monitors service performance through bi-monthly performance reports to the Executive Management Team,
Boards and Committees, and service users. These are used to ensure operational objectives are met, and provide the
basis for the attainment of corporate objectives. Performance management reports include service cost information to
enable management and the Committees and Boards to monitor key service costs throughout the year.
•

Income collection rates vary slightly between the two entities largely due to differences in the level of deprivation
affecting their areas of operation. Collection rates have remained relatively stable. This is a testament to internal
improvements in the management of income against a background of welfare reform, which has had a negative
impact on the benefit income received by some groups of customers. Pilot studies show that Universal Credit
increases bad debts and arrears and the Group continues to develop its income management service to mitigate
these effects.

•

Rent arrears were expected to increase as a result of Covid-19 and the introduction of welfare reform and the
transition from the direct payment of housing benefit. This hasn’t been the case for Sadeh Lok.

•

Void losses have been a challenge for Incommunities arising from the softening of demand in Bradford for larger
family flats and high rise accommodation. The level of turnover is high relative to peer groups, along with the void
turnaround time (which is adversely affected by the time taken to create sustainable tenancies). New development
and continuous improvement in the void management process are key aspects of the Group’s strategic plan
‘Improving Lives to 2040’, and has proven effective as demonstrated in our improved void rates.

•

Gas servicing is a critical health and safety maintenance service provided to customers with gas appliances. Gas
safety compliance is monitored by the Board and the Group uses every possible legal means to gain access to
properties with gas appliances to ensure the safety inspections are carried out. All properties with expired safety
certificates are in the legal process.

•

Aggregated customer satisfaction has been consistent with previous year.

SECTION 3:
DIRECTORS’
REPORT

Effectiveness is measured by the attainment of strategic objectives – growth and development of the business,
improving services to customers and improving the quality of new homes. Within the Group, the Asset Management
Strategy is developed around individual and group asset performance measured by net present value over the life of the
Business Plan. The Group’s Asset Management Strategy has been developed to target future capital expenditure based
on the latest stock condition information matched to income collection rates and levels of occupancy.

VFM FUTURE ACTIONS
The Group can evidence a series of initiatives to improve VFM within the business, which is reflected in the cost per
unit trends and the benchmark information. The benefits in terms of future investment and growth combined with
‘Building Financial Strength’ are as outlined in this report. New developments in digitalisation have resulted in a new
dynamic repair scheduling system and a new Customer Relationship Management system. The adoption of new digital
technology has enabled most back office functions to operate in, an agile, remote manner and reduced the disruption to
operations caused by ‘lockdown’ and ‘social distancing’.
As part of the objectives of the strategic plan ‘Improving Lives to 2040’ there are a number of initiatives which will further
increase efficiency and boost performance. These are contained within the VFM action plan and are summarised as
follows:
•

Developing an enhanced performance management framework to generate operating efficiencies in front line and
back office services.

•

Developing improvements to procurement services through centralisation of procurement and adoption of best
practice.

•

Continuing to improve void performance and void property turnaround time.

•

Continuing to improve rent collection and maintaining income levels as the percentage of customers on Universal
Credit increases.

It should be noted that throughout the Group, the returns generated are always used to reinvest in housing and service
improvements.
APPROVAL
The Strategic Report was approved by the Board on 23 August 2021 and signed on its behalf by:

J Ormondroyd
Chair
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The Board of Directors (the ‘Board’) is pleased to
present its report and audited financial statements
for the year ended 31 March 2021.
GROUP STRUCTURE
Incommunities Group Limited and its
subsidiaries (the ‘Group’) is made up
of the Group Company, a number of
trading subsidiaries, and a number
of dormant subsidiaries. The trading
entities are:
•
•
•
•

Incommunities Group Limited
Incommunities Limited
Sadeh Lok Limited
BCHT Development Company
Limited
Incommunities Treasury Plc
Eleanor Moorhouse Homes Trust

•
•

The Group Company supports and
coordinates the activities of the
Group as a whole, and provides
central and strategic services to its
subsidiaries including; maintenance
and repairs, property development
and regeneration, treasury and
financial management, information
technology, legal services, human
resources, performance monitoring
and governance.
Information on the subsidiary
undertakings is set out in Note 14 to
the financial statements.

The Group includes one dormant
subsidiary that is in the process of
being wound-up; Lumia Homes
Limited. Incommunities Commercial
and Sadeh Lok Developments are
being wound up at the moment but
have not formally been dissolved yet they are in the process of liquidation.
The liquidation has not yet started
for Lumia.

GOING CONCERN

PRINCIPAL ACTIVITIES
Incommunities Group Limited and
its subsidiaries (the ‘Group’) operate
throughout Yorkshire, and its principal
activities are the management and
development of social housing for
rent, and the regeneration of the
communities in which they work.

PERFORMANCE FOR
THE YEAR AND FUTURE
DEVELOPMENTS
Details of the Group’s performance
for the year and future plans are set
out in the Strategic Report.

The Financial Reporting Council
places great emphasis and a
responsibility on the Board to
consider the going concern status
of the organisation. The Group takes
this responsibility seriously, and
maintains and regularly reviews a
rolling 30-year Business Plan, which
is stress-tested using multivariate
sensitivity analysis on the major
underlying assumptions.
The Group’s business activities, its
current financial position and factors
likely to affect its future development
are set out in the Strategic report.
The Board considered the budget
and business plan as one of the
key tools in managing risks facing
the Group. The Group’s budget and
business plan for 2021/22 was fully
revised for the likely impact of the
continuing Covid-19 pandemic and
post Brexit economic environment
and was approved by the Board in
May 2021. The revised budget and
business plan reflects the need to
address the backlog in repairs and
maintenance post pandemic and
additional provisions for void property
losses and bad debts. These effects
are expected to quickly reverse and
the medium and long-term effects
of the pandemic are judged to
be minimal.
In preparing the financial statements
of the Group the Board has
considered the following:
•

Short, medium and long term
financial forecasts prepared
demonstrate that the Group has
sufficient resources to meet all
liabilities as they fall due for the
foreseeable future and at least
12 months following approval of
these accounts.

•

The Group’s short, medium and
long-term business plan shows
that it is able to service all debt
facilities whilst continuing to
comply with lenders’ covenants.

-

The business plan has also
been subject to stress testing,
including delays to sales, reduced
house prices, reduced income,
increases in development costs
and exceptional expenditure.
Although the stressed scenarios
would have a significant impact
on the business and the ability
to grow in the short term, it
demonstrated the Group’s ability
to manage through a crisis.

The Board has several mitigations
available to manage risks including
reducing investment, stopping and/or
slowing uncommitted development.
•

The Group remains fully aware
of the potential effects of the
Covid-19 pandemic on its
business and considers it has
taken the necessary steps to deal
with this and mitigate the impact.
The Group continues to monitor
the course of the pandemic
closely and make appropriate
plans and take appropriate
actions.

The business plan confirms that the
Group has in place sufficient long-term
loan facilities to provide adequate
resources to finance its committed
reinvestment and development
along with the Group’s day to day
operations, and can operate within its
current loan facilities and within the
financial covenants agreed with its
funders.

The Group has secured longterm
debt facilities which provide
adequate resources to finance all its
programmes, the Group has a cash
balance of £19.5m at 31st March
2021. Furthermore, additional funding
through a revolving credit facility
of £96m is available if needed to
increase liquidity further.
On the basis of the above, the Board
has a reasonable expectation that
the business currently conducted by
the group has adequate resources to
continue to pursue the group strategy
and business plans. However, the
Board of the Group Company (the
parent company) plans to reorganise
the legal structure of the Group. As
part of this process it is planned for
the Group to be headed by a
Co-operative and Community Benefit
Society instead of a company. From
a legal perspective, this results in
the creation of a new parent entity
into which all of the current parent
entity’s assets, liabilities and business
will be transferred. Because this will
result in the current parent company
ceasing to operate, it is a requirement
of the accounting framework that
these financial statements should be
prepared on a basis other than that of
a going concern. However, the Board
have full confidence in the underlying
viability of the Group’s ongoing
operations as part of the planned new
arrangement so the application of an
alternative basis has no effect on the
recognition or valuation of the assets
and liabilities in the Group financial
statements.

LEGAL STATUS
Incommunities Group Limited (the ‘Group Company’, or
the ‘Parent Company’) is a company limited by guarantee.
The Group Company’s registered office is The Quays,
Victoria Street, Shipley, BD17 7BN.
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ISSUE OF
RETAINED BOND
On 21 March 2019, Incommunities
Treasury Plc issued a 30-year
£250m own name public issue dated
senior secured bond (the ‘Bond’)
at a coupon rate of 3.25%. The
initial offer to the market was for a
principal amount of £200m of bonds
(the ‘Principal Amount’, the ‘Issued
Bond’) with a principal amount of
£50m of bonds retained for later
issue (the ‘Retained Bond’). On
10 December 2020, a £25 million
secured retained bond was issued.
The proceeds of £33.107m, including
premium on issue, were loaned to
Incommunities Limited to fund the
development of new homes. All
issue costs were initially borne by
Incommunities Limited and recharged
to Incommunities Treasury Plc. These
costs will be amortised over the life of
the loan.
Further details of the bond and the
associated on-lending are noted in
the Strategic Report and Note 22. to
the financial statements. The related
accounting policies are set out in
Note 2. to the financial statements.

GOVERNANCE STRUCTURE
The Boards of the Group Company, the Housing Associations operate as a
Common Board, and have a majority of members in common.
The Board has a formal schedule of matters reserved to it and meets at least
four times each year.
The Board is responsible for the following key matters:
a)Setting and ensuring compliance with the values, mission and strategic
objectives of Incommunities and ensuring its long-term success;
b) Appointing (and if necessary removing) the Chief Executive and approving
their salary, benefits and terms of employment;
c) Satisfying itself as to the integrity of financial information, approving each
year’s budget and business plan and annual accounts prior to publication;
d) Establishing and overseeing a framework of delegation and systems of
internal control;
e) Establishing and overseeing a risk management framework in order to
safeguard the assets of the Group;
f) Establishing a culture that is positive, focused on the needs of current and
future residents, other customers and other stakeholders and embeds
equality, diversity and inclusion in the organisation;
g) Taking appropriate advice;
h) Ensuring at all times that the Group takes into account any obligation
imposed by the regulator in the exercise of its powers;
i) Satisfying itself that the Group’s affairs are conducted in accordance with
generally accepted standards of performance and propriety;
j) Establishing an operating a performance appraisal system for the Board,
chair and individual Board members; and
k) Establishing and overseeing a committee for the payment of Board
members.
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B. HR and Governance Committee
(“HRGOV”)
HRGOV is responsible for the
following matters:
The work of the Board is
supplemented by a number of
Group wide Boards and Committees
to whom it has delegated some of
its authority. Summary details of
the Terms of Reference of these
Committees/ Boards are set
out below.
A. Audit and Risk Committee
(‘ARC’).
ARC is responsible for the following
key matters.
1. To advise Incommunities’ Group
Board (Parent) (GBP) on whether
there is an appropriate culture of
control and assurance throughout
the organisation.
2. Ensure that there is a transparent
procedure in place for the
selection and periodic review of
the performance of external and
internal auditors.
3. Recommend the appointment
of both the external and internal
auditors, to the GBP, subject to
any ratification required at the
Annual General Meeting.
4. To work within, and enforce, the
GBP’s Audit Policy.

ARC is also responsible for
providing assurance to the Board
as to:
• The delivery of high quality internal
and external audit services to the
Group.
• The effectiveness of the system of
internal control.

• Reviewing and making
recommendations on matters
concerning remuneration of
Non-Executive members and
executive staff.
• Recommending a process for and
overseeing the appraisal of the
Group Chief Executive.
• Monitoring the delivery of the
human resources strategy.
• Reviewing governance policy
and practice.

C. Operations Committee
Operations Committee is responsible
for ensuring the Group Board (GBP)
has knowledge and understanding
of the impact that the core affordable
landlord service and the activities of
the Group has on local communities.
These duties include:
1. To receive and review reports on
the Group’s performance against
key performance indicators relating
to the core landlord service and to
agree actions in relation to weaker
areas of performance within the
parameters of the Board’s agreed
budget.
2. To monitor the ongoing quality
of overall services provided to
customers through the review of
performance, customer feedback
methods and customer service
standards relating to the core
landlord service. To agree actions
in relation to weaker areas of
performance within the parameters
of the Board’s agreed budget.

3. To consider any issues in
relation to statutory or regulatory
compliance and / or risks for
delivery of the core landlord
service and escalate these to the
Audit and Risk Committee as
appropriate.

D. Incommunities Treasury PLC
The Incommunities Treasury Board’s
responsibilities are to:
a) Raise funds on the appropriate
debt capital markets to meet the
objectives of the Group’s Financial
Strategy.

4. To consider and make
recommendations to the GBP
where performance within the
core landlord service requires
improvement which falls outside of
the parameters of the Committee’s
agreed budget.

b) Make proper arrangements for the
safe and secure management of
the funds raised and the necessary
on-lending to the Group’s
subsidiaries as directed by the
Group Board.

5. To approve operational policies
as set out in the Group’s policy
approval framework.

c) Prepare financial management
information and annual financial
statements in accordance with the
statutory and regulatory guidelines.

6. To contribute to the development
and monitoring of the Group’s
Value for Money strategy through
a twice-yearly assessment of the
agreed targets and outcomes for
value for money within the core
landlord service.
7. On an annual basis, to assess
the effectiveness of arrangements
for compliance with consumer
regulation requirements as set out
in the Regulatory Framework. This
will form part of the Group’s annual
statement of compliance with the
Regulatory Standards.

d) Ensure the application of funds
consistent with the Incommunities
Treasury strategy.
e) Ensure the Incommunities Treasury
operates within its and the Group’s
overall budget(s).

E. Development Company Limited
(‘BCHT’)
BCHT is the development arm of the
Group and as such its responsibilities
are
• Put forward to the Group Board
for approval a strategic plan,
operational targets, draft business
plan and financial budget in
accordance with the budget-setting
timetable specified by the Group
Board for the next financial year.

• Ensure the BCHT operates
within its and the Group’s overall
budget(s).
• Ensure compliance with all
contractual arrangements within the
Group and third parties.
• Comply with all legislative,
regulatory, constitutional and
financial requirements.

• Ensure the delivery of the BCHT
strategy and business plan.
• To construct, develop or convert
properties to create new homes
for open market sale, market
rental and/or shared ownership
sale generating positive returns on
investment.
• To undertake appropriate
commercial activity as approved by
the Board.

f) Ensure compliance with all
contractual arrangements within the
Group and with third parties.
g) Comply with all legislative,
regulatory, constitutional and
financial requirements.

8. To ensure that all aspects of the
landlord service are delivered with
appropriate respect for fairness
and inclusion.
9. To receive and respond to reports
from the Community Trust Panel
(CTP) in relation to operation and
service matters.

• The quality of the Group’s systems
for identifying and managing risks.
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In addition, the Group Board
has established a customer led
Community Trust Panel (CTP)
to carry out a range of scrutiny
activities and report the outcomes
to the Operations Committee. The
responsibilities of CTP are set out
below.
•

 o monitor, review, discuss and
T
provide recommended action
as required to decide upon
operational and customer facing
issues relating to the Group’s
housing policy. This will include
service provision in order to
influence improvements to
housing and communities within
the area that the Group operates.

•

•

To provide feedback and opinion
through discussion on a range of
community and neighbourhood
customer-related housing issues.
Specifically CTP is asked to:

a) Scrutinise and comment on policy
delegated to the CTP within the
Group Policy Framework and
provide feedback on these to the
Senior Leadership Team (SLT)
or Operations Committee as
appropriate.
b) Scrutinise a summary of key
performance outcomes specifically
relating to housing and customer
service and provide structured
feedback on to Operations
Committee.
c) Undertake an annual review of
compliance with the Consumer
Standards (part of the Regulatory
Standards) based on assurance
provided by officers.

d) Act as the review forum for the
analysis of all other forms of
customer engagement, Customer
Insight activity outcomes and
customer feedback across the
Group and provide structured
feedback to the Operations
Committee.
e) Support the work of Customer
Inspectors and provide feedback
to the SLT on recommended
actions and summary updates to
Operations Committee.
f) Scrutinise and comment on the
approach to neighbourhood activity
and spend in relation to agreed
criteria in relation to the budgets.
g) In general:
I. To ensure that Value for Money
remains at the forefront of all activity
considered by the CTP;
II. To ensure all CTP members
participate in learning and
development opportunities;
III. To promote greater understanding
of housing and community related
issues to all residents within the
Incommunities area;
IV. To actively work within the spirit of
the customer voice strategy.

BOARD
EFFECTIVENESS
Under the NHF Code of Governance
2015, the Board is required to assess
its effectiveness annually and in
2020/21 this assessment was led
by the Group’s governance advisers,
DTP.
Appraisal meetings were held and
DTP then reported to Board on a
number of improvement themes
which had emerged from these
meetings. The Board agreed the
findings and approved a Work Plan to
address the areas requiring action.
As noted elsewhere in this report,
KPMG also worked with the Board
in 2020 to consider and address
the findings from the Regulatory
Judgment in October 2020 related
to the need to strengthen the
Risk management and Controls
framework. KPMG reported to the
Board in December 2020 and their
findings are being delivered via a
Board approved Action plan.

RETIREMENT OF
GROUP CHIEF
EXECUTIVE
On 31 January 2021, Geraldine
Howley retired as the Group Chief
Executive. She acted in this role from
the formation of the Group in 2003
and the Board would like to sincerely
thank Geraldine for all her hard work
during her tenure as Group Chief
Executive, and for the benefits her
skills, knowledge, experience and
unwavering enthusiasm have brought
to the Group over her time in office.
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BOARD OF DIRECTORS, EXECUTIVE
MANAGEMENT TEAM AND EMPLOYEES
The Directors and the members of the Executive Management Team who
held office during the year and from the year-end to the date of this report
are set out on page 3.
At the year-end, the Board comprises 11 members (2020: 10 members)
and two co-optee member (2020: one co-optee member). No changes in
membership occurred between the year-end and the date of this report.
The Directors are drawn from a wide background bringing together
commercial, professional and local experience.

Attendance by Board members at
Board meetings is set out below
NAME OF BOARD MEMBER

OF MEETINGS ATTENDED (OUT OF 9)

Ade Alao

9

Ian Cornelius

9

Juliette Healey

6 (out of 6 meetings since appointment date)

Tansy Hepton

9

Geraldine Howley

7 (out of 7 meetings until retirement date)

Julie Lawreniuk

9

Keith Ramsay

7

Janet Ormondroyd

9

Kanika Selvan

6

Simon Wilson

9

Wayne Booth

9

Charlie Dunn

6 (out of 6 meetings since appointment date)

Andrew Kitchingman

3 (out of 3 meetings until resignation)
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The Group Company is the
participating body in the West
Yorkshire Local Government Pension
Fund (the ‘Fund’). Certain members
of the Executive Management Team
and other members of staff who
work day-to-day in Incommunities
are members of the Fund, and their
associated employment and pension
costs are recharged by the Group
Company to Incommunities in the
form of a management charge.
The Directors and the members of
the Executive Management Team
form the key management personnel
of the Group. The contracts of
employment of the members of the
Executive Management Team and
all other members of staff who work
day-to-day in Incommunities are held
by the Group Company.

Details relating to the employment
of the members of the Executive
Management Team and staff
members are set out in Notes 9 and
10 to the financial statements.
The Board would like to take this
opportunity to thank all of the
Group’s employees. The social
housing sector continues to undergo
significant change and for the whole
period covered by these Financial
Statements our staff have had the
added pressure of dealing with the
consequences of the Covid-19
pandemic. It is only with the support
of our dedicated staff that we are able
to continue to provide quality services
to our customers and continue to
thrive as an organisation.

DIRECTORS’ AND
OFFICERS’ INSURANCE
The Group maintains Directors’
and Officers’ liability insurance
for the directors and officers
working throughout the Group, and
professional indemnity insurance for
members of staff, as appropriate.

EMPLOYMENT OF
DISABLED PERSONS
The Group offers an interview
guarantee to both internal and
external candidates who meet the
essential requirements of the person
specification, and fully supports both
the recruitment and promotion of
people with disabilities.
The Group has policies and
procedures in place to support
employees who suffer ill health or
who have disabilities and aims to
offer medical redeployment and
retraining where practicable. The
overriding aim is to find innovative
solutions which enable people to
remain in work whilst they are well
enough to do so.

EMPLOYEE
ENGAGEMENT

COMPLIANCE WITH GOVERNANCE
AND FINANCIAL VIABILITY STANDARD AND
NHF CODE OF GOVERNANCE
The Group adheres to the latest National Housing Federation ‘Excellence in Governance – code for members and good
practice guidelines – 2015’ and the Board confirms compliance with all of its requirements.
The Regulator of Social Housing (the ’Regulator’) published two Regulatory judgments on the Group during 2020/21. In
October 2020, it downgraded the Group’s governance assessment from G1 to G2, whilst affirming its financial viability
assessment at V1. This followed the Group self reporting that it had not implemented Rule changes correctly for two of
its subsidiaries. The Regulator’s judgment included the following assessment.
“IGL continues to meet the requirements on governance set out in the Governance and Financial Viability Standard.
However, following reactive engagement, we have concluded that IGL needs to strengthen its risk management and
control framework to ensure that it is managing key risks with an appropriate degree of effectiveness.”
The G2/V1 Judgment was affirmed by the Regulator in December 2020.
Following the issue of this judgment the Group engaged KPMG to advise on the steps required to strengthen its risk
management and control framework and is addressing these matters so it can return to a G1/V1 assessment at the
earliest possible time.
The Group has also worked with its solicitors to implement the Rule changes correctly and this work is now complete.
The Group Board received a self-assessment report confirming compliance with the Governance and Financial Viability
standard at its Board meeting in July 2021.

DIRECTORS’ RESPONSIBILITY STATEMENT
The Board of Directors (the ‘Board’) is responsible for preparing the Strategic Report, the Directors’ Report, and the
financial statements in accordance with applicable law and regulations.
The Companies Act 2006 and social housing legislation requires the Board to prepare financial statements for each
financial year, which give a true and fair view of the state of affairs of the Group and Group Company and of their total
comprehensive income for that year. Under that law, the Board has elected to prepare the financial statements in
accordance with United Kingdom Generally Accepted Accounting Practice (United Kingdom Accounting Standards and
applicable law), including Financial Reporting Standard 102 (FRS 102).
In preparing those financial statements, the Board is required to:

Corporate communication processes
enable two way discussions on work
objectives, organisational teams
and individual performance, and
individual career aspirations and
development opportunities. The
Group holds corporate consultation
meetings on a 6-weekly cycle, and
presents information on the financial
performance of the business and the
wider political, economic and social
context on a regular basis via team
briefings, blogs and newsletters.

- select suitable accounting policies and then apply them consistently;
-make judgements and accounting estimates that are reasonable and prudent;
-state whether applicable UK Accounting Standards have been followed, subject to any material departures disclosed
and explained in the financial statements; and
-prepare the financial statements on a going concern basis unless it is inappropriate to presume that the Group and
Group Company will continue in business.
The Board is responsible for keeping adequate accounting records that are sufficient to show and explain the Group’s
and Group Company’s transactions, and disclose with reasonable accuracy at any time the financial position of the
Group and the Group Company, and enable them to ensure that the financial statements comply with the Companies
Act 2006, the Housing and Regeneration Act 2008, and the Accounting Direction for Private Registered Providers of
Social Housing 2019. It has general responsibility for taking reasonable steps to safeguard the assets of the Group and
Group Company and to prevent and detect fraud and other irregularities.
The Board members are responsible for ensuring that the report of the board is prepared in accordance with the
Statement of Recommended Practice: Accounting by registered social housing providers 2018.
Financial statements are published on the group’s website in accordance with legislation in the United Kingdom
governing the preparation and dissemination of financial statements, which may vary from legislation in other
jurisdictions. The maintenance and integrity of the group’s website is the responsibility of the board members. The
board members’ responsibility also extends to the ongoing integrity of the financial statements contained therein.
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SUBSEQUENT EVENTS
The Group Company’s plan to convert to a Co-operative and Community
Benefit Society and then to consolidate part of its Group structure so as to
simplify the business and associated governance arrangements are noted as
subsequent events.

DISCLOSURE OF INFORMATION TO THE AUDITOR
The Directors who were in office on the date of approval of these financial
statements have confirmed, as far as they are aware, that there is no relevant
audit information of which the Auditor is unaware. Each of the Directors has
confirmed that they have taken all of the steps that they ought to have taken as
a director in order to make themselves aware of any relevant audit information,
and to establish that it has been communicated to the Auditor.

AUDITOR

SECTION 4:
INDEPENDENT
AUDITOR’S
REPORT

BDO LLP continued in their role as the Group’s and the Group Company’s
statutory auditor during 2020/21.

APPROVAL
The Directors’ Report was approved by the Board on 23 August 2021.
By order of the Board

S Sheikh
Secretary
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OPINION ON THE FINANCIAL STATEMENTS
In our opinion, the financial
statements:
•

give a true and fair view of the
state of the Group’s and of
the Company’s affairs as at 31
March 2021 and of the Group’s
and the Company’s incoming
resources and application of
resources, including 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 properly prepared in
accordance with the Companies
Act 2006, the Housing and
Regeneration Act 2008 and the
Accounting Direction for Private
Registered Providers of Social
Housing 2019.

We have audited the financial
statements of Incommunities Group
Limited (“the Company”) and its
subsidiaries (“the Group”) for the
year ended 31 March 2021 which
comprise the consolidated statement
of comprehensive income, the
company statement of comprehensive
income, the consolidation statement
of changes in reserves, the company
statement of changes in reserves, the
consolidated statement of financial
position, the company statement of
financial position, the consolidated
statement of cash flows and notes
to the financial statements, including
a summary of significant accounting
policies. The financial reporting
framework that has been applied in
their preparation is applicable law
and United Kingdom Accounting
Standards, including Financial
Reporting Standard 102 The Financial
Reporting Standard applicable in
the UK and Republic of Ireland
(United Kingdom Generally Accepted
Accounting Practice).
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Basis for opinion

Emphasis of matter –
financial statements
prepared on a basis
other than going
concern

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 believe that the audit
evidence we have obtained is
sufficient and appropriate to provide a
basis for our opinion. Our audit opinion
is consistent with the additional report
to the audit committee.

•

Consideration of the forecasts
prepared by management and
challenge of the key assumptions
based on our knowledge of the
business. As referred to in basis
of preparation note, management
have modelled reasonably
possible downside scenarios to
incorporate the expected impact
of the COVID-19 pandemic and
post Brexit transition. We have
considered the appropriateness of
the downside scenarios in respect
of the impact of COVID-19
and Brexit and challenged
management to confirm that
they have suitably addressed
the inputs, which are most
susceptible to change, including
those in respect of revenue,
margins and cost savings.

•

We challenged management
on the suitability of the
mitigating actions identified by
management in their assessment
and the quantum and period
ascribed to these mitigating
actions. Scenarios modelled by
management include a reverse
stress test to analyse the current
estimates of rent collection,
property sales and maintenance
and development spend that
could be sustained without
breaching banking covenants.
We challenged the assumptions
used and mitigating actions
included within this scenario and
reviewed the reverse stress test
calculations.

We draw attention to note 2 to the
financial statements which explains
that as a consequence of the Board’s
plan to reorganise the legal structure
of the Group, the financial statements
are prepared on a basis other than
that of a going concern. The note
also explains that the Board intend to
continue the Group’s current activities
through a new group structure, there
are no significant consequences on
the financial statements of adopting
this alternative basis. Our opinion is
not modified in this respect.

Independence
Following the recommendation of the
audit committee, we were appointed
by the Board on 20 January 2020
to audit the financial statements
for the year ending 31 March 2020
and subsequent financial periods.
The period of total uninterrupted
engagement including retenders and
reappointments is two years, covering
the years ending 31 March 2020 to 31
March 2021.

Our responsibilities and the
responsibilities of the Board with
respect to going concern are
described in the relevant sections of
this report.
Our evaluation of the Board’s
assessment of the ongoing viability
of the underlying group operations
included:

We remain independent of the Group
and the Company in accordance
with the ethical requirements that are
relevant to our audit of the financial
statements in the UK, including the
FRC’s Ethical Standard as applied
to public interest entities, and
we have fulfilled our other ethical
responsibilities in accordance with
these requirements. The non-audit
services prohibited by that standard
were not provided to the Group or
the Company.

•

•

INCOMMUNITIES

Assessment of the internal
forecasting process to confirm
the projections are prepared by
appropriate personnel that are
aware of the detailed figures in
the forecast but also have a high
level understanding of the entity’s
market, strategy and profile in the
customer base, and the potential
impact that COVID-19 might have
on these projections.
Obtaining and assessing the
availability of financing facilities,
including the nature of facilities,
repayment terms and financial
covenants. We considered
management’s financial covenant
compliance calculations through
to September 2022 and
concluded on the consistency of
such calculations with the ratios
stated in the relevant lender
agreements.

INCOMMUNITIES

We considered the adequacy of the
disclosures in the financial statements
against the requirements of the
accounting standards and consistency
of the disclosure against the forecasts
and stress test scenario.
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Overview
Coverage1

Key audit matters

A full scope statutory audit was carried out for each subsidiary of the Group.

Key audit matters

2021

2020

Going concern considerations relating to Coronavirus

X

√

Development programme: assumptions and judgements

√

X

		
Going concern considerations relating to Coronavirus
is no longer considered a key audit matter

Materiality

KEY AUDIT MATTER

Group financial statements as a whole
£1,168,000 (2020: £4,631,000) based on 6% (2020: 1% of total assets) of
adjusted operating profit (adjustments for depreciation, impairment, open
market sales and gift aid receipts/payments)

An overview of the
scope of our audit
Our Group audit was scoped by
obtaining an understanding of the
Group and its environment, including
the Group’s system of internal
control, and assessing the risks of
material misstatement in the financial
statements. We also addressed
the risk of management override of
internal controls, including assessing
whether there was evidence of
bias by the Board that may have
represented a risk of material
misstatement.
A full scope statutory audit was
carried out for each subsidiary.
Audit work on all components was
performed by BDO UK both for
the purposes of reporting on the
individual financial statements and for
group/consolidation purposes.
Our Group audit was scoped by
obtaining an understanding of the
Group and its environment, including
Group-wide controls, and assessing
the risks of material misstatement at
the Group level.
The Group manages its operations
from one principal location in the
UK. The audit of all significant
components was performed by the
same audit team.

Key audit matters are those matters that, in our professional judgement, were
of most significance in our audit of the financial statements of the current
period and include the most significant assessed risks of material misstatement
(whether or not due to fraud) that we identified, including those which had the
greatest effect on: the overall audit strategy, the allocation of resources in the
audit, and directing the efforts of the engagement team. These matters were
addressed in the context of our audit of the financial statements as a whole,
and in forming our opinion thereon, and we do not provide a separate opinion
on these matters.

In assessing the risk of material
misstatement to the Group financial
statements, and to ensure we had
adequate quantitative coverage of
significant accounts in the financial
statements, of the 5 components
of the Group, we determined that
3 components represented the
principal business units within the
Group.

Development
programme:
assumptions and
judgements (as set
out in Note 2 to the
financial statements,
“Significant
judgements and
estimates” and Note
12 “Tangible fixed
assets – housing
properties” –
Schemes Completed

HOW THE SCOPE OF OUR AUDIT ADDRESSED THE KEY
AUDIT MATTER
The Group develops
its holding properties
through a dedicated
subsidiary, BCHT
Development Company
Limited.
The accounting for these
schemes contains a
number of assumptions
and judgements relating
to the recoverability
of assets for sale and
work in progress,
and capitalised costs
(including internal staff
and other costs).
This also includes
the consideration of
impairment on significant
developments due to
time delays, increases
in construction costs,
falling land values, and/or
budget overruns.

For these 3 significant components,
we performed a full scope audit of
the complete financial information.
For the remaining components, audit
work was performed for statutory
purposes and covered specific
accounts within that component that
we considered had the potential for
the greatest impact on the significant
accounts in the financial statements,
either because of the size of these
accounts or their risk profile.

There is a significant
risk that the appropriate
valuation and accounting
treatment is not applied to
development transactions
and it is therefore
considered to be a key
audit matter.

As a consequence of the audit scope
determined, we achieved coverage
of approximately 100% of revenue,
100% of surplus before tax and 98%
of total assets. Our audit work on
each component was executed at
levels of materiality applicable to each
individual entity which was lower than
Group materiality.

We challenged the judgements applied to amounts
capitalised to ensure compliance with the SORP and
FRS 102.
This included
•

A review of the appropriateness of the classification of
current asset stock, land and assets under construction
balances, and their recoverability.

•

For a sample of properties under development, we
obtained details of the expected costs to complete from
the scheme budget for that development and agreed
the budgeted contracted cost of the development to the
latest contract documentation.

•

We also compared the incurred expenditure to the
estimated amount to ensure that the cost to complete
estimates reflected actual costs.

•

We assessed the accuracy of management’s cost
forecasting by looking at outturn costs compared to
the budget on a sample of schemes that completed
in the year.

•

We reviewed management’s assessment of the net
realisable value of properties developed for sale. This
included expected sales proceeds and expected
costs to complete the properties. Expected proceeds
were based on either know amounts from exchanges
and reservations for units or from valuation estimates,
depending on the status of the development.

•

For a sample of the expected proceeds from the sale
of properties we agreed the amounts involved to
supporting documentation or compared the expected
proceeds to similar developments in the same locality.

Key observations:
Based on the evidence obtained we did not identify any
indications that the assumptions and judgements applied
by management relating to the development programme
were inappropriate.

1

These are areas which have been subject to a full scope audit by the Group engagement team
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Our application of
materiality
We apply the concept of materiality
both in planning and performing our
audit, and in evaluating the effect
of misstatements. We consider
materiality to be the magnitude by
which misstatements, including
omissions, could influence the
economic decisions of reasonable
users that are taken on the basis of
the financial statements.

INDEPENDENT AUDITOR’S REPORT

In order to reduce to an appropriately
low level the probability that any
misstatements exceed materiality,
we use a lower materiality level,
performance materiality, to determine
the extent of testing needed.
Importantly, misstatements below
these levels will not necessarily
be evaluated as immaterial as we
also take account of the nature of
identified misstatements, and the
particular circumstances of their
occurrence, when evaluating their

GROUP FINANCIAL STATEMENTS

Materiality

effect on the financial statements as
a whole.
Based on our professional
judgement, we determined materiality
for the financial statements as a
whole and performance materiality as
follows:

PARENT COMPANY FINANCIAL STATEMENTS

2021

2020

2021

2020

£’000

£’000

£’000

£’000

1,168

4,631

755

483

Basis for
determining
materiality

Group – 6% adjusted operating profit (adjustments for depreciation, impairment,
open market sales and gift aid receipts/payments). 2020: 1% of total assets.

Rationale for
the benchmark
applied

Management reports its performance to key stakeholders and monitors the business based
adjusted operating surplus as defined by the loan covenants. It is therefore appropriate to
adjust materiality in order to respond to the risk of covenant breach.

Company – 1.5% (2020 – 1%) revenue

65%

Performance
materiality
Basis for
determining
performance
materiality

60%

65%

60%

Specific materiality

Reporting threshold

In the prior year we also determined
that for all items comprising adjusted
operating profit (including related
disclosures), a misstatement of
less than materiality for the financial
statements as a whole, specific
materiality, could influence the
economic decisions of users. As a
result, we determined materiality for
these items at £1.599.000 based
on 5% of adjusted operating profit.
We further applied a performance
materiality level of 60% of specific
materiality to ensure that the risk of
errors exceeding specific materiality
was appropriately mitigated.

We agreed with the audit committee
that we would report to them all
individual audit differences in excess
of £35k (2020: £47k). We also
agreed to report differences below
this threshold that, in our view,
warranted reporting on qualitative
grounds.

Component materiality
A full scope statutory audit was
carried out for each subsidiary. We
set materiality for each component
dependent on the size and our
assessment of the risk of material
misstatement of that component.
Component materiality ranged from
£52,000 to £1,156,000. In the audit
of each component, we further
applied performance materiality levels
of 65% of the component materiality
to our testing to ensure that the
risk of errors exceeding component
materiality was appropriately
mitigated.

Other information
The board are responsible for
the other information. The other
information comprises the information
included in the annual report, other
than the financial statements and
our auditor’s report thereon. Our
opinion on the financial statements
does not cover the other information
we do not express any form of
assurance conclusion thereon. Our
responsibility is to read the other
information including the Strategic
Report and Directors Report and, in
doing so, consider whether the other
information is materially inconsistent
with the financial statements or
our knowledge obtained in the
audit or otherwise appears to be

materially misstated. If we identify
such material inconsistencies or
apparent material misstatements, we
are required to determine whether
there is a material misstatement
in the financial statements or a
material misstatement of the other
information. If, based on the work we
have performed, we conclude that
there is a material misstatement of
this other information we are required
to report that fact.
We have nothing to report in this
regard.

We considered a number of factors including the expected total value of known and likely
misstatements (based on past experience and other factors) and management’s attitude
towards proposed adjustments.

Rationale for the benchmark applied
For the current year we have used 6% of adjusted operating surplus as the basis of materiality. The adjustments to
operating surplus are to add back depreciation, impairment, open market sales and gift aid receipts/payments which
is in line with the strictest loan covenant definition. We have used this benchmark as we considered this the area of
financial statements with the greatest interest to the principle users and the area with the greatest impact on investor
and lender decisions. In the prior year we used 1% of total assets as we considered this to be the area of financial
statements with the greatest interest to the principle users.
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INDEPENDENT AUDITOR’S REPORT

Responsibilities of
the Board
As explained more fully in the
Directors’ responsibilities statement
set out on page 73 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 members determine is
necessary to enable the preparation
of financial statements that are free
from material misstatement, whether
due to fraud or error.

Other Companies Act 2006 reporting
Based on the responsibilities described below and our work performed during the course of the audit, we are required
by the Companies Act 2006 and ISAs (UK) to report on certain opinions and matters as described below.

Strategic report and Directors’ report

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

the information given in the Strategic report and the Directors’
report for the financial year for which the financial statements
are prepared is consistent with the financial statements; and

•

the Strategic report and the Directors’ report have been
prepared in accordance with applicable legal requirements.

In preparing the financial statements,
the board are responsible for
assessing the Group and the
Company’s ability to continue as
a going concern, disclosing, as
applicable, matters related to going
concern and using the going concern
basis of accounting unless the board
either intend to liquidate the Group or
the Company 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.

In the light of the knowledge and understanding of the Group and
Parent Company and its environment obtained in the course of the
audit, we have not identified material misstatements in the strategic
report or the Directors’ report.
Matters on which we are required to report
by exception
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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 by the
Company, or returns adequate for our audit have not been
received from branches not visited by us; or

•

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

•

certain disclosures of Directors’ remuneration specified by law
are not made; or

•

we have not received all the information and explanations we
require for our audit.
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Extent to which the audit was
capable of detecting irregularities,
including fraud.
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:
Based on our understanding of
the Group and the sector in which
it operates, we identified that the
principal risks of non-compliance
with laws and regulations related to
their registration with the Regulator of
Social Housing, and we considered
the extent to which non-compliance
might have a material effect on
the Group Financial Statements
or their continued operation. We
also considered those laws and
regulations that have a direct impact
on the financial statements such
as compliance with the Accounting
Direction for Private Registered
Providers of Social Housing and tax
legislation.
In addition the Company is subject
to many other laws and regulations
where the consequences of noncompliance could have a material
effect on amounts or disclosures
in the financial statements, for
instance through the imposition
of fines or litigation. We identified
the following areas as those most
likely to have such an effect: data
protection and health and safety
legislation. Auditing standards limit
the required audit procedures to
identify non-compliance with these
laws and regulations to enquiry of
the Directors and other management
and inspection of regulatory and legal
correspondence if any.
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Audit procedures performed by the
engagement team included:
•

Discussions with management
and those charged with
governance, including
consideration of known or
suspected instances of noncompliance with laws and
regulations and fraud;

•

Reading minutes of meeting of
those charged with governance,
reviewing correspondence with
regulators;

•

Reviewing items included in the
fraud and theft register;

•

In addressing the risk of
fraud through management
override of controls; testing
the appropriateness of journal
entries and other adjustments, in
particular any journals posted by
senior management, privileged
users or with unusual account
combinations;

•

Challenging assumptions
made by management in their
significant accounting estimates
and judgements for indication of
bias, in particular in relation to the
following:

o

Whether indicators of impairment
exist

o

Assumptions and judgements in
the development programme

o

UELs of housing property
components

o

Assumptions used in pension
valuations

o

Recognition and measurement of
provisions

•

We also performed analytical
procedures to identify any
unusual or unexpected
relationships that may indicate
risks of material misstatement
due to fraud.

•

Our audit procedures were designed
to respond to risks of material
misstatement in the financial
statements, recognising that the
risk of not detecting a material
misstatement due to fraud is higher
than the risk of not detecting one
resulting from error, as fraud may
involve deliberate concealment by, for
example, forgery, misrepresentations
or through collusion. There are
inherent limitations in the audit
procedures performed and the further
removed non-compliance with laws
and regulations is from the events
and transactions reflected in the
financial statements, the less likely we
are to become aware of it.
A further description of our
responsibilities for the audit of the
financial statements is located on
the Financial Reporting Council’s
website at: www.frc.org.uk/
auditorsresponsibilities. This
description forms part of our auditor’s
report.

Use of our report
This report is made solely to the
members of the Company, as a body,
in accordance with the Housing and
Regeneration Act 2008 and Chapter
3 of Part 16 of the Companies Act
2006. Our audit work has been
undertaken so that we might state
to the Company’s members those
matters we are required to state to
them in an auditor’s report and for
no other purpose. To the fullest
extent permitted by law, we do not
accept or assume responsibility to
anyone other than the Company
and the members as a body, for our
audit work, for this report, or for the
opinions we have formed.

Hamid Ghafoor
BDO LLP
Statutory Auditor

We considered completeness of
related party transactions; and
evaluated the business rationale
of any significant transactions
that are unusual or outside the
normal course of business.

Manchester, UK
BDO LLP is a limited liability
partnership registered in England
and Wales (with registered number
OC305127).

INCOMMUNITIES

INCOMMUNITIES

|

85

STRATEGIC REPORT

STRATEGIC REPORT

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

FINANCIAL STATEMENTS

		
2021
2020
				
Notes
£’000
£’000
Turnover

3

99,970

101,351

Cost of sales
Operating costs:
Operating expenditure

3

(514)

(2,897)

3

(85,090)

(78,860)

Gain on sale and disposal of housing properties and other
fixed assets 				
3, 5
2,063
6,391
				
		____
____

SECTION 5:
FINANCIAL
STATEMENTS

OPERATING SURPLUS

3

16,429

25,985

Profit attributable to joint venture
15
30
23
Interest receivable and other income
7
3
27
Interest payable and financing costs
8
(11,484)
(11,684)
			
		____
____
SURPLUS BEFORE TAX 		
4,978
14,351
Taxation
11
(159)
		____

1
____

4,819

14,352

Actuarial loss in respect of pension schemes
26
(23,037)
		____

(3,283)
____

SURPLUS FOR THE YEAR 		

TOTAL COMPREHENSIVE (EXPENSE) / INCOME FOR
THE YEAR 		
(18,218)
11,069
		____
____
The Group’s results relate wholly to continuing activities.
The accompanying notes form part of these financial statements.
The financial statements were authorised and approved by the Board on 23 August 2021.

J Ormondroyd			T Hepton			S Sheikh
Chair				Board Member			Secretary
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COMPANY STATEMENT OF COMPREHENSIVE INCOME

CONSOLIDATED STATEMENT OF CHANGES IN RESERVES

		
2021
2020
		
Income and
							expenditure
Notes
£’000
£’000
			reserve
Turnover

3

Operating costs:
Operating expenditure
3
			

OPERATING DEFICIT

3

Profit attributable to joint venture
15
Interest payable and financing costs
8
			

50,454

48,378

(52,978)
____

(52,413)
____

(2,524)

(4,035)

30
(826)
____

23
(637)
____

DEFICIT BEFORE TAX 		
(3,320)
(4,649)

Taxation
11
			
DEFICIT FOR THE YEAR 		

Actuarial loss in respect of pension scheme
26
			

(158)
____

34
____

(3,478)

(4,615)

(22,462)
____

(3,545)
____

			 £’000
Balance at 1 April 2019 			
Total comprehensive income for the year:
Surplus for the year 			
Other comprehensive expense for the year:
Actuarial loss in respect of pension schemes 			
				

28,778

Balance at 31 March 2020 			
Total comprehensive income for the year:
Surplus for the year 			
Other comprehensive expense for the year:
Actuarial loss in respect of pension schemes			
				
Balance at 31 March 2021			
				
			
				

39,847

14,352
(3,283)
______

4,819
(23,037)
______
21,629
______

The income and expenditure reserve represents the cumulative income and expenditure net of any distributions.
The accompanying notes form part of these financial statements.

TOTAL COMPREHENSIVE (EXPENSE) FOR THE
YEAR 		
(25,940)
(8,160)
			
____
____

The Group Company’s results relate wholly to continuing activities.
The accompanying notes form part of these financial statements.
The financial statements were authorised and approved by the Board on 23 August 2021.

J Ormondroyd			T Hepton			S Sheikh
Chair				Board Member			Secretary
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

COMPANY STATEMENT OF CHANGES IN RESERVES

		
Income and
		
2021
2020
			expenditure
Notes
£’000
£’000
			reserve
FIXED ASSETS
Tangible fixed assets - housing properties
12
431,763
433,035
			 £’000
Other tangible fixed assets
13
6,631
6,963
Investment in joint venture
15
74
44
Balance at 1 April 2019 			
(27,020)
Investment
16
30
30
Total comprehensive expense for the year:
			
Deficit for the year			
(4,615)
438,498
440,072
Other comprehensive expense for the year:
Actuarial loss in respect of pension schemes 			
(3,545)
CURRENT ASSETS
				
____
Properties held for sale
17
502
Stock
18
667
741
Trade and other debtors
19
5,791
7,638
Balance at 31 March 2020 			
(35,180)
Cash and cash equivalents
31
19,570
13,903
Total comprehensive expense for the year:
Deficit for the year 			
(3,478)
		
26,530
22,282
Other comprehensive expense for the year:
		
Actuarial loss in respect of pension scheme			
(22,462)
CURRENT LIABILITIES
				
____
Creditors: Amounts falling due within one year
20
(14,162)
(12,861)
Balance at 31 March 2021			
				

(61,120)
____

NET CURRENT ASSETS		
12,368
9,421
		
TOTAL ASSETS LESS CURRENT LIABILITIES 		
21

450,866

449,493

(364,946)

(372,760)

The income and expenditure reserve represents the cumulative income and expenditure net of any distributions.

Creditors: Amounts falling due after more than one year

The accompanying notes form part of these financial statements.

Provisions for liabilities:
Pension scheme - defined benefit liability
26
(64,049)
(36,886)
Other provisions
26
(242)
			
TOTAL NET ASSETS		 21,629
39,847
		
RESERVES
Income and expenditure reserve 		
21,629
39,847
			
TOTAL RESERVES
21,629
39,847

The accompanying notes form part of these financial statements.
The financial statements were authorised for issue and approved by the Board on 23 August 2021.

J Ormondroyd			T Hepton			S Sheikh
Chair				Board Member			Secretary

Company Registration Number 04221767
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COMPANY STATEMENT OF FINANCIAL POSITION

CONSOLIDATED STATEMENT OF CASH FLOWS

		
2021
2020
Notes
£’000
£’000
FIXED ASSETS
Other tangible fixed assets
13
1,265
1,476
Investment in subsidiaries
14
55
55
Investment in joint venture
15
74
44
	 
		
1,394
1,575
			
CURRENT ASSETS
Trade and other debtors
19
2,474
2,700
Cash and cash equivalents
5,264
3,455
			
		
7,738
6,155
CURRENT LIABILITIES
Creditors: Amounts falling due within one year
20
(7,302)
(6,656)
			
NET CURRENT ASSETS/(LIABILITIES) 		

TOTAL ASSETS LESS CURRENT LIABILITIES 		

436

1,830

PROVISIONS FOR LIABILITIES:		
Pension schemes - defined benefit liability
26
(62,950)

(501)

1,074

(36,254)

			 
TOTAL NET LIABILITIES		
(61,120)
(35,180)

RESERVES
Income and expenditure reserve 		
(61,120)
(35,180)
			

		
2021
2020
Notes
£’000
£’000

NET CASH GENERATED FROM OPERATING ACTIVITIES
28
41,250
30,268
			
CASH FLOW FROM INVESTING ACTIVITIES
Additions to housing properties 		
(20,420)
(20,278)
Purchase of other tangible fixed assets
13
(422)
(297)
Investments 		
96
Sales of housing properties and other fixed assets 		
3,813
8,054
Grants received
25
2,024
294
Interest received
7
3
27
			
NET CASH USED IN INVESTING ACTIVITIES 		

(15,002)

(12,104)

CASH FLOW FROM FINANCING ACTIVITIES
Interest paid 		
Repayments of bank and other borrowings 		
Loan issue costs 		
Proceeds of bond issue		

(11,538)
(42,002)
(148)
33,107

(11,650)
(3,936)
(175)
-

NET CASH USED IN FINANCING ACTIVITIES 		

(20,581)

(15,761)

NET INCREASE IN CASH AND CASH 		
EQUIVALENTS 		
5,667
2,403

CASH AND CASH EQUIVALENTS AT BEGINNING OF YEAR 		

13,903

11,500

TOTAL RESERVES 		
(61,120)
(35,180)
CASH AND CASH EQUIVALENTS AT END OF YEAR 		
		

19,570

13,903

The accompanying notes form part of these financial statements.
The financial statements were authorised for issue and approved by the Board on 23 August 2021.

J Ormondroyd			T Hepton			S Sheikh
Chair				Board Member			Secretary

Company Registration Number 04221767
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1. LEGAL
STATUS
Incommunities Group Limited is
incorporated in England and is a
private limited company limited by
guarantee. The entity is registered
under the Companies Act 2006
and is a registered provider of
social housing.
The Group Company’s registered
office is The Quays, Victoria Street,
Shipley, BD17 7BN.

FINANCIAL STATEMENTS

2. ACCOUNTING
POLICIES

CONSOLIDATED
FINANCIAL
STATEMENTS
Consolidated financial statements
have been prepared in accordance
with the requirements of FRS102.
The Group accounts consolidate the
accounts of the Group Company
and all its subsidiaries at 31 March
using acquisition accounting. The
Group accounts also include its
joint venture at 31 March using the
equity method. The subsidiary and
associated undertakings and the basis
for inclusion within the consolidated
financial statements are set out in
note 14. Transactions within the
Group have been eliminated on
consolidation.

BASIS OF ACCOUNTING
The financial statements of the Group
are prepared in accordance with
applicable law and UK Generally
Accepted Accounting Principles (UK
GAAP), including Financial Reporting
Standard 102 (FRS 102), and the
Housing SORP 2018: Statement of
Recommended Practice for Social
Housing Providers (SORP 2018),
and comply with the Housing and
Regeneration Act 2008 and the
Accounting Direction for Private
Registered Providers of Social
Housing 2019.

The consolidated financial statements
include the results of the Group
Company’s subsidiaries;
Incommunities Limited, Sadeh
Lok Limited, BCHT Development
Company Limited, Incommunities
Treasury Plc. The Group Company
also has an interest in Centre for
Partnership LLP, which is accounted
for as a joint venture. Information on
the Group Company’s investment in
the Partnership is set out in Note 15.
The consolidated financial statements
also include certain fair value
adjustments relating to the acquisition
of Sadeh Lok Limited in 2015/16.

The financial statements are prepared
under the historical cost convention
and are presented in Sterling (£)
rounded to the nearest whole £1,000,
except where otherwise indicated.
All of the entities in the Group have
co-terminus year-ends. The Group is
a public benefit entity in accordance
with FRS 102.
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GOING CONCERN
The Financial Reporting Council
places great emphasis and a
responsibility on the Board to
consider the going concern status
of the organisation. The Group takes
this responsibility seriously, and
maintains and regularly reviews a
rolling 30-year Business Plan, which
is stress-tested using multivariate
sensitivity analysis on the major
underlying assumptions.
The Group’s business activities, its
current financial position and factors
likely to affect its future development
are set out in the Strategic report.
The Board considered the budget
and business plan as one of the
key tools in managing risks facing
the Group. The Group’s budget and
business plan for 2021/22 was fully
revised for the likely impact of the
continuing Covid-19 pandemic and
post Brexit economic environment
and was approved by the Board in
May 2021. The revised budget and
business plan reflects the need to
address the backlog in repairs and
maintenance post pandemic and
additional provisions for void property
losses and bad debts. These effects
are expected to quickly reverse and
the medium and long-term effects
of the pandemic are judged to
be minimal.
In preparing the financial statements
of the Group the Board has
considered the following:
•

•
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The business plan has also
been subject to stress testing,
including delays to sales, reduced
house prices, reduced income,
increases in development costs
and exceptional expenditure.
Although the stressed scenarios
would have a significant impact
on the business and the ability
to grow in the short term, it
demonstrated the Group’s ability
to manage through a crisis.

The Board has several mitigations
available to manage risks including
reducing investment, stopping and/or
slowing uncommitted development.
•

The Group remains fully aware
of the potential effects of the
Covid-19 pandemic on its
business and considers it has
taken the necessary steps to deal
with this and mitigate the impact.
The Group continues to monitor
the course of the pandemic
closely and make appropriate
plans and take appropriate
actions.

However, the Board of the Group
Company (the parent company)
plans to reorganise the legal
structure of the Group. As part of
this process it is planned for the
Group to be headed by a
Co-operative and Community Benefit
Society instead of a company. From
a legal perspective, this results in the
creation of a new parent entity into
which all of the current parent entity’s
assets, liabilities and business will be
transferred. Because this will result in
the current parent company ceasing
to operate, it is a requirement of the
accounting framework that these
financial statements should be
prepared on a basis other than that
of a going concern. However, the
Board have full confidence in the
underlying viability of the Group’s
ongoing operations as part of the
planned new arrangement so the
application of an alternative basis
has no effect on the recognition or
valuation of the assets and liabilities
in the Group financial statements.

The business plan confirms that the
Group has in place sufficient long-term
loan facilities to provide adequate
resources to finance its committed
reinvestment and development
along with the Group’s day to day
operations, and can operate within its
current loan facilities and within the
financial covenants agreed with its
funders.

Short, medium and long term
financial forecasts prepared
demonstrate that the Group has
sufficient resources to meet all
liabilities as they fall due for the
foreseeable future and at least
12 months following approval of
these accounts.

The Group has secured longterm
debt facilities which provide
adequate resources to finance all its
programmes, the Group has a cash
balance of £19.5m at 31st March
2021. Furthermore, additional funding
through a revolving credit facility
of £96m is available if needed to
increase liquidity further.

The Group’s short, medium and
long-term business plan shows
that it is able to service all debt
facilities whilst continuing to
comply with lenders’ covenants.

On the basis of the above, the Board
has a reasonable expectation that
the business currently conducted by
the group has adequate resources to
continue to pursue the group strategy
and business plans.

DISCLOSURE
REQUIREMENTS

SIGNIFICANT
JUDGEMENTS AND
ESTIMATES

Statement of Cash Flows

Preparation of the financial statements
requires management to make
significant judgements and estimates.
The items in the financial statements
where these judgements and
estimates have been made include:

Under FRS 102 – Section 7, the
Group Company is exempt from the
requirement to include a Statement
of Cash Flows within its financial
statements on the grounds that the
ultimate parent undertaking includes
the results of the Group Company
in its publicly available report and
consolidated financial statements.
The Group Company has taken
advantage of this exemption.
Related Party Transactions
Under FRS 102 – Section 33, the
Group is exempt from the requirement
to disclose transactions between the
Group Company and its subsidiaries,
and between fellow subsidiaries.
This exemption is subject to The
Accounting Direction for registered
providers of social housing 2019 (the
‘Direction’), which requires that where
a private registered provider of social
housing (‘PRP’) transacts with an
associate, subsidiary or other Group
member which is not a PRP, or is
an unregistered entity, their financial
statements shall include intercompany
information as set out in the Direction.
The Group has taken advantage
of this exemption, subject to the
requirements of the Direction.

Significant Management
Judgements
The following are the significant
management judgements made in
applying the accounting policies of the
Group that have the most significant
effect on the financial statements:
Classification of loans
The Group has a number of bank
loans, all of which have been classified
as basic financial instruments
under the definition given in section
11 of FRS 102. The assessment
of certain loans and interest rate
fixes as basic financial instruments
requires judgement. Management
have considered the terms of its loan
agreements and concluded that they
do meet the definition of a basic
financial instrument and therefore are
held at amortised cost.
Identification of Components of
Housing Stock
The Group has carefully considered
and identified the most appropriate
suite of major components which
comprise its housing properties for
use in calculating the charge made for
housing property depreciation.
Impairment
The Group considers individual social
housing schemes to be separate cash
generating units when assessing for
impairment, in accordance with
the requirements of FRS 102 and
SORP 2018.

INCOMMUNITIES
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The Group carries out an annual
review for impairment on its
social housing stock and office
accommodation. Part of this review
considers the potential impacts of
changes in the internal operating
environment and changes in the
external environment that could have
implications for the valuation of
the housing stock and other
principal assets.
Where impairment is found, it is
accounted for as a deduction from
the relevant fixed asset and a charge
in the Statement of Comprehensive
Income. Where there is a requirement
for a previous impairment to be
reversed, it is accounted for as an
addition to the relevant fixed asset
and a credit in the Statement of
Comprehensive Income. Based on
the impairment review performed
for the year ended 31 March 2021,
£3.3m impairment charge has been
recognised (2020: £nil).
Supporting People
Management judgement is applied
in determining the extent to which
the risks and benefits are transferred
to the Group when considering the
income to be generated from this
activity. During the year, £776k
(2020: £781k) of supporting people
contract income has been recognised
in the Consolidated Statement of
Comprehensive Income.
Provision for Bad and
Doubtful Debts
Management consider a tenant’s debt
to be bad when there is virtual certainty
it will not be paid. All bad debts writtenoff are charged to the statement of
comprehensive income. The provision
is created against the doubtful debt
and a charge is made to the statement
of comprehensive income. The
approach taken is prudent, consistent
and considered annually.
Significant Management Estimates
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TURNOVER
AND REVENUE
RECOGNITION

The following are the areas
where management estimates
and assumptions have the most
significant effect on the recognition
and measurement of income
and expenditure, and assets and
liabilities. The actual results may be
substantially different:
Useful Lives of Depreciable Assets

Investment

Management reviews its estimate
of the useful lives of depreciable
assets and the components that
make up the housing properties
at each reporting date based on
the expected utility of the assets.
Uncertainty in these estimates relate,
for example, to changes in customer
expectations, changes in decent
homes standards, and wear and tear
in relation to social housing properties,
and to technological obsolescence
in relation to information technology
software and hardware. Accumulated
depreciation of housing properties
as at 31 March 2021 was £17.1m.
The carrying amount of the housing
properties was £431m at the year
ended 31 March 2021.

The Group, through its
subsidiary Incommunities Limited
(‘Incommunities’), holds 40,000
shares of nominal value £0.10 each
in MORHomes Plc, a company
formed to provide capital markets
funding to the social housing sector.
The shares were subscribed for
in 2019 at a nominal value of £4k,
with a premium on issue of £26k,
resulting in a total investment of £30k.
Incommunities is one of the original
33 sponsoring companies and a
‘founder shareholder’.

Fair Value Adjustments on
Consolidation
At 31 March 2021, the Group accounts
include a fair value adjustment on
consolidation totalling £3,154k (2020:
£2,579k). This represents fair value
adjustments made on the acquisition
of Sadeh Lok in 2016. This amount
is made up of a fair value credit to the
carrying cost of housing properties
of £4,397k (2020: £4,072k) and a
fair value debit to loans of £1,243k
(2020: £1,493k). These amounts are
amortised over the expected life of the
related housing properties and the time
to maturity of the related fixed
rate hedges.
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The Group has been advised by
MORHomes Plc that its shares are
not publicly traded and therefore the
fair value cannot be measured reliably.
The Group has determined to include
the investment in its statement of
financial position at cost. This is in line
with the prior year.
Provision for Bad and Doubtful
Debts and Charge for Bad Debts
A tenant’s debt is considered to be
bad when there is virtual certainty it
will not be paid. All bad debts
written-off are charged to the
statement of comprehensive income.
A tenant’s debt is considered to
be doubtful when there is some
uncertainty whether it will be paid.
In this case a provision is created
against the doubtful debt and a
charge is made to the statement of
comprehensive income. At 31 March
2021, the provision for bad and
doubtful debts is £3.4m
(2020: £2.3m).

The Group’s turnover is comprised of
social housing and other rental income
and service charges receivable in the
year net of voids, grants receivable
and grants amortised, sales and
disposals of existing social housing.
Properties, income from first tranche
shared ownership sales, charges
for support services, sales of
properties built for sale, income from
accommodation managed for others,
and sundry income from other sources
at the invoiced value (excluding VAT).
Retirement Benefits
The Group’s pension contributions
and defined benefit liability for
WYPF and SHPS are calculated in
accordance with certain pension and
actuarial assumptions made by the
Fund’s and the Scheme’s managers
and actuaries. The measurement
of liabilities arising from participating
in defined benefit pension schemes
uses valuation techniques requiring
judgement and estimates, in particular
in relation to future salary increases,
investment performance, mortality,
discount rates and inflation rates.
The calculation of the obligation
also incorporates the impact of the
various High Court rulings; namely
McCloud and GMP rulings where
appropriate. These assumptions
have been reviewed and accepted by
management as reasonable. The key
assumptions are set out in Note 32.
The net defined benefit pension liability
at 31 March 2021 was £62m
(2020: £35.3m).

Rents on existing social housing
properties are charged in accordance
with regulatory requirements. Rents
and service charges receivable are
recognised from the point when
properties under development reach
practical completion or otherwise
become available for letting. Rents
on new social housing properties are
charged at rates that are dependent on
the type and size of the property. The
Group reviews the cost of delivering
services to its customers on an annual
basis and sets its service charges
receivable based on these costs.
Revenue grants are receivable at
approved rates when the conditions
for receipt of agreed grant funding
have been met.
Income from first tranche shared
ownership property sales is
recognised at the point of legal
completion of the sale. Sales prices
are set at market value.

Charges for support services
funding under Supporting People
are recognised as they fall due under
the contractual arrangements with
Administering Authorities.
Existing social housing properties are
sold under the statutory regulations of
‘Preserved Right to Buy’ and ‘Right to
Acquire’, and also disposed of as part
of the management of the property
portfolio. The resulting sales proceeds
and cost of sales are recognised on
completion of the sales contract.
The gains and losses on housing
property sales and disposals have
been recognised as part of operating
surplus in line with regulatory
requirements.
Income from the sale of properties
built for sale is recognised at the point
of legal completion of the sale. Sales
prices are set at market value.
Income from accommodation
managed for others is recognised
during the period to which it relates,
and is charged at an agreed rate
per property.
The Group Company’s turnover is
comprised of the recharge of all costs
relating to the in-house repairs service,
housing management staff costs,
property development staff costs and
administrative staff and office costs
to its subsidiaries. The recharge of
administrative staff and office costs
includes a transfer pricing uplift of
5%. Group company turnover also
includes sundry income for activities
such as community projects for the
local authority, receipts from the
staff restaurant, and the provision of
housing repairs and other services
to other social housing and similar
organisations.

LOAN DISCOUNT ON
ISSUE AND ISSUE
COSTS
Loan Discount on Issue
Management has considered how
loan discount on issue should be
dealt with in the financial statements
and determined that these should
be written off over the life of the
respective financial instruments using
the effective interest rate method.
Loan Issue Costs
Management has considered how
loan issue costs should be dealt
with in the financial statements
and determined that these should
be written off over the life of the
respective financial instruments in
equal annual instalments.

INTEREST RECEIVABLE
AND PAYABLE
Interest receivable and payable are
recognised on an accruals basis in the
Statement of Comprehensive Income.

TAXATION
Current tax is recognised for the
amount of income tax payable in
respect of the taxable surplus for the
current or past reporting periods using
the tax rates and laws that have been
enacted or substantively been enacted
at the reporting date.

DEFERRED TAXATION
Deferred tax is recognised in respect
of all timing differences at the reporting
date, except as otherwise indicated.

INCOMMUNITIES

INCOMMUNITIES
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Deferred tax assets are only
recognised to the extent that it is
probable that they will be recovered
against the reversal of deferred tax
liabilities or other future taxable profits.
If and when all conditions for retaining
tax allowances for the cost of a fixed
asset have been met, the deferred tax
is reversed.
Deferred tax is recognised when
income or expenses from a subsidiary
or associate have been recognised,
and will be assessed for tax in a future
period, except where:
• the group is able to control the
reversal of the timing difference; and
• it is probable that the timing
difference will not reverse in the
foreseeable future.
Deferred tax relating to investment
property that is measured at fair value
is measured using the tax rates and
allowances that apply to the sale
of the asset, except for investment
property that has a limited useful life
and is held in a business model whose
objective is to consume substantially
all of the economic benefits embodied
in the property over time.
Deferred tax is calculated using the
tax rates and laws that have been
enacted or substantively enacted by
the reporting date that are expected
to apply to the reversal of the timing
difference. Deferred tax is measured
on an undiscounted basis.
With the exception of changes arising
on the initial recognition of a business
combination, the tax expense (income)
is presented either in income and
expenditure, other comprehensive
income or reserves depending on the
transaction that resulted in the tax
expense (income).
Deferred tax liabilities are presented
within provisions for liabilities and
deferred tax assets within debtors.
Deferred tax assets and deferred tax
liabilities are offset only if:
• the group has a legally enforceable
right to set off current tax assets
against current tax liabilities, and
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• the deferred tax assets and deferred
tax liabilities relate to income taxes
levied by the same taxation authority
on either the same taxable entity or
different taxable entities which intend
either to settle current tax liabilities
and assets on a net basis, or to realise
the assets and settle the liabilities
simultaneously.

VALUE ADDED TAX
The Group’s primary source of income
is property rents from the rental of
social housing. This is exempt for
Value Added Tax (VAT) purposes.
The Group has some other income
streams that are charged at the
standard rate of VAT, and is able to
recover part of the VAT it incurs on
certain expenditure streams under a
partial exemption arrangement.
The remaining expenditure, which
principally relates to the rental of social
housing, is shown inclusive of VAT.

HOUSING PROPERTIES
Housing properties are properties held
for the provision of social housing or to
otherwise provide social benefit.
Completed housing properties are
principally properties available for
rent and are stated at historical cost
less accumulated depreciation and
impairment losses. Cost includes the
cost of acquiring land and buildings
and development costs.
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.

expected first tranche sales. The
first tranche proportion is classed
as a current asset and related sales
proceeds are included in turnover, with
the remaining element classed as a
fixed asset and included in housing
properties at cost, less any provisions
needed for depreciation or impairment.
The Board is of the opinion that
accounting for housing properties on
a historical cost basis best reflects
the levels of investment in the
housing stock and remains the most
appropriate policy for the Group.

COMMERCIAL
PROPERTIES

The Group depreciates the key
components of its housing properties
over the following number of years:
Structure

100 years

Roof

50 years

Windows & doors 30 years
Boiler and fire

15 years

Kitchen

20 years

Bathroom

20 to 30 years

Central heating

30 years

Wiring

30 years

Lifts

30 years

Render

30 years

Cladding

60 years

Freehold land is not depreciated.

Certain rents are charged at
commercial rates on garages and
retail premises. All of these properties
were transferred as part of the social
housing stock. Any associated
carrying costs were not separately
identified on transfer and so any such
costs are included in social housing
properties held for letting. The income
and expenditure on these properties
is accounted for under non-social
housing activities as income and
expenditure from lettings.

DEPRECIATION ON
HOUSING PROPERTIES
The Group 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
economic life.

Leasehold properties are amortised
over the life of the lease or their
estimated useful economic lives in the
business, if shorter.

IMPAIRMENT
Housing properties are assessed
annually for impairment indicators.
Where indicators are identified,
an assessment for impairment is
undertaken comparing the scheme’s
carrying amount to its recoverable
amount. Where the carrying amount
of a scheme is deemed to exceed
its recoverable amount, it is written
down to its recoverable amount.
The resultant loss is recognised as
operating expenditure. Where a
scheme is currently deemed not to
be providing service potential to the
Group, its recoverable amount is its
fair value less costs to sell. Where
impairment provided in previous years
is no longer deemed to be required,
it is written back in the statement of
comprehensive income.

Expenditure on shared ownership
properties is split proportionally
between current and fixed assets,
based on the element relating to

INCOMMUNITIES
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OTHER FIXED ASSETS

Investment

Other fixed assets are measured at
cost less accumulated depreciation
and impairment losses.

The Group has accounted for its
investment in MORHomes Plc at
cost. The reasons for this are as
noted above. Details of the Group’s
investment in MORHomes are set out
in Note 16.

Depreciation is provided evenly on
the cost of other fixed assets to write
them down to their estimated residual
values over their expected useful
lives. A full year’s depreciation is
charged in the year of acquisition and
no depreciation is charged in the year
of disposal.
The Group depreciates other fixed
assets over the following number
of years:
Freehold
offices

50 to 80 years

Leasehold
offices

Life of the lease

Office
equipment

3 - 5 years

Computer
equipment

3 - 5 years

Plant and
machinery

2 - 5 years

FIXED ASSETS
INVESTMENTS

PROPERTIES HELD
FOR SALE
Completed shared ownership and
other properties held for sale, and
properties under construction for sale
are valued at the lower of cost and
estimated selling price less costs to
complete and sell. Cost includes the
cost of acquiring land and buildings
and development costs.

DEBTORS
Short-term debtors are initially
recognised at transaction price.
They are subsequently reviewed on
a monthly basis for any impairment
and/or changes to their perceived
recoverability and are written
down accordingly.

Investment in Subsidiaries

LIQUID RESOURCES

The Group Company accounts for
investment in subsidiaries at cost. As
noted above, these are netted against
the corresponding share capital in the
subsidiaries’ financial statements on
consolidation. Details of the Group
Company’s investment in subsidiaries
are set out in Note 14.

The Group deposits its available cash
resources in readily disposable current
asset investments. These include
money market deposits held for more
than 24 hours, which can only be
withdrawn without penalty on maturity
or by giving notice of more than one
working day.

Investment in Joint Venture
The Group Company accounts for
its interest in Centre for Partnerships
as a joint venture. The investment
is held at the carrying amount of the
net assets attributable to the Group
Company. Details of the Group
Company’s investment in joint venture
are set out in Note 15.

CREDITORS
Short-term creditors are measured
at the transaction price.
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PENSIONS
SINKING FUNDSERVICE CHARGES
The group operates both fixed and
variable service charges on a schemeby-scheme basis. Service charges
on all schemes are set on the basis
of budgets. Where variable service
charges are used the budget will
include an allowance for the surplus or
deficit from prior years, with a surplus
being returned to residents in the
form of a reduced charge for the year
and a deficit being recovered via a
higher service charge. Charges made
to leaseholders for the replacement
of equipment and repairs within their
estates are held in sinking funds which
are ring-fenced for use on those
estates. Such sinking funds
are disclosed on the balance sheet
as creditors.

GOVERNMENT GRANTS
Government grants include grants
receivable from Homes England, local
authorities, and other government
organisations. Government grants
received for housing properties are
recognised in income over the useful
life of the housing property structure.
Grants relating to revenue are
recognised in income over the same
period of the expenditure to which
they relate once reasonable assurance
has been gained that the entity will
comply with the conditions and that
the funds will be received.
Grants due from government
organisations or received in advance
are included as current assets
or liabilities.
Government grants received for
housing properties are subordinated to
the repayment of loans by agreement
with Homes England. Government
grants released on sale of a property
may be repayable, but are normally
available to be recycled and are
credited to a Recycled Capital Grant
Fund and included in the Consolidated
Statement of Financial Position as
a creditor.
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If there is no requirement to recycle
or repay the grant on disposal
of the asset, any unamortised
grant remaining within creditors is
released and recognised as income
in the Consolidated Statement of
Comprehensive Income.

PROVISIONS FOR
LIABILITIES
Provisions are recognised when the
Group has a present obligation (legal
or constructive) as a result of a past
event, it is probable that the Group
will be required to settle the obligation,
and a reliable estimate can be made
of the amount of the obligation.
The amount recognised as a
provision is the best estimate of the
consideration required to settle the
present obligation at the end of the
reporting period, taking into account
the risks and uncertainties surrounding
the obligation.

LEASES
All of the Group’s leases are
classified as operating leases.
Rentals payable under operating
leases are charged to operating
expenditure on a straight-line basis
over the lease term, unless the rental
payments increase with inflation, in
which case the amount recognised for
the annual rent expense is equal to the
amount owed to the lessor.
The Group defines an onerous lease
as one in which the unavoidable cost
of meeting the obligations under the
lease exceeds the economic benefits
expected to be received under it.
Where a lease is considered to be
onerous an appropriate provision and/
or contingent liability is included in the
financial statements.

Transaction costs are written off over
the period of the related borrowings.

FINANCIAL
INSTRUMENTS AND
FINANCIAL ASSETS
AND LIABILITIES
Financial assets and liabilities are
recognised when the Group becomes
a party to the contractual provisions
of the instrument, and are offset
only when the Group currently has
a legally enforceable right to set off
the recognised amounts and intends
either to settle on a net basis, or to
realise the asset and settle the liability
simultaneously.
Financial assets and liabilities are
classified into specified categories.
The classification depends on the
nature and purpose of the financial
assets and liabilities and is determined
at the time of recognition.
‘Basic financial assets’ include rents
and service charges receivable, trade
and other debtors, and cash and
cash equivalents, and are initially
measured at the transaction price,
including any transaction costs, and
are subsequently carried at amortised
cost using the effective interest
method, unless the arrangement
constitutes a financing transaction,
where the transaction is measured at
the present value of the future receipts
discounted at a market rate of interest.
Financial assets measured at
amortised cost are assessed for
indicators of impairment at the end
of each reporting period. If an asset
is considered to be impaired, the
impairment loss is calculated, this
being the difference between the
carrying amount and the estimated
future cash flows discounted at the
asset’s original effective interest rate,
and recognised in the Statement of
Comprehensive Income.

Financial instruments are accounted
for as financial assets and liabilities
and are classified as such according
to the substance of the contractual
arrangements entered into. Financial
instruments, which meet the criteria
of a ‘basic financial instrument’ as
defined in FRS 102 - Section 11, are
measured initially at their transaction
price and subsequently measured at
amortised cost.
Bonds are classed as a ‘basic financial
liability’ as they meet the criteria for
‘basic financial instruments’ under
Section 11.9 of FRS 102. They are
initially recognised at the transaction
price, including any discount on
issue and transaction costs, and
subsequently measured at amortised
cost using the effective interest
method. Coupons payable are also
classed as ‘basic financial liabilities’
and are recognised on the basis of
the effective interest method, and are
included in finance costs, with any
discount on issue and transaction
costs being written off over the life of
the bond.
The Group’s financial instruments,
which include the bank and other
loans, and the Bond issued, have
been accounted for as ‘basic financial
instruments’.

EMPLOYEE BENEFITS
Short-term employee benefits and
contributions to defined contribution
plans are recognised as an expense in
the period in which they are incurred.

The Group participates in two pension
schemes, the West Yorkshire Pension
Fund (WYPF, the ‘Fund’) and the
Social Housing Pension Scheme
(SHPS, the ‘Scheme’), both of which
are multi-employer defined benefit
schemes. The Group’s participation in
WYPF is through the Group Company
and in SHPS through its subsidiary
Sadeh Lok Limited). As at the year
ended 31 March 2021, the net defined
benefit pension deficit liability was
£64m (2020: £35.3m).
Social Housing Pension Scheme
(SHPS)
For the SHPS, the association has
been able to identify its share of the
scheme assets and scheme liabilities
from 1 April 2018 and has applied
defined benefit accounting from this
date onwards.
The scheme assets are measured
at fair value. Scheme liabilities are
measured on an actuarial basis using
the projected unit credit method and
are discounted at appropriate high
quality corporate bond rates. The
net surplus or deficit is presented
separately from other net assets on
the statement of financial position.
This has been recognised within the
defined benefit pension liability on
the face of the statement of financial
position.

West Yorkshire Pension Fund
(WYPF)
For the West Yorkshire Pension
Fund, the Group is able to identify
its share of the scheme assets and
scheme liabilities, the scheme assets
are measured at fair value. Scheme
liabilities are measured on an actuarial
basis using the projected unit credit
method and are discounted at
appropriate high quality corporate
bond rates. The net surplus or deficit
is presented separately from other net
assets on the statement of financial
position. This has been recognised
within the defined benefit pension
liability on the face of the statement of
financial position. A net surplus is
recognised only to the extent that it
is recoverable by the group through
reduced contributions or through
refunds from the plan. Refer to Note
32 for more details.
The current service cost and costs
from settlements and curtailments are
charged against operating surplus.
Past service costs are recognised
in the current reporting period
within the income and expenditure
account. Interest is calculated on
the net defined benefit liability.
Remeasurements are reported in other
comprehensive income. Refer to Note
32 for more details.

The current service cost and costs
from settlements and curtailments are
charged against operating surplus.
Past service costs are recognised
in the current reporting period
within the income and expenditure
account. Interest is calculated on
the net defined benefit liability.
Remeasurements are reported in other
comprehensive income. Refer to Note
32 for more details.

‘Basic financial liabilities’ include
trade and other creditors, bank and
other loans, and amounts due to
bondholders (see below), and are
recognised at the transaction price,
including transaction costs.
INCOMMUNITIES

INCOMMUNITIES
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OPERATING SEGMENTS
Due to the Group having listed debt
on the London Stock Exchange, it
must apply International Reporting
Standard 8 – Operating Segments
(IFRS 8). Segmental reporting is
reporting in the Group’s financial
statements in respect of the Group’s
business segments, which are the
primary basis of segmental reporting.
The business segmental reporting
reflects the Group’s management and
internal reporting structure. Segmental
results include items directly
attributable to the segment as well
as those that can be allocated on a
reasonable basis. Segmental reporting
is presented in note 3 and as part of
the analysis of housing properties in
Note 12 to the financial statements.
Information about income, expenditure
and assets attributable to material
operating segments are presented on
the basis of the nature and function
of housing assets held by the Group
rather than geographical location.

As permitted by IFRS 8 this is
appropriate on the basis of the
similarity of the services provided, the
nature of the risks associated, the type
and class of customer and the nature
of the regulatory environment across
all of the geographical locations in
which the Group operates. The
Board does not routinely receive
segmental information disaggregated
by geographical location.

The chief operating decision makers
(CODM) have been identified as the
Executive Management Team and
the Board. The CODM review the
Group’s internal reporting to assess
performance and allocate resources.

3. TURNOVER, COST OF SALES,
OPERATING COSTS AND
OPERATING SURPLUS
2021

Group

Turnover
£’000

2020

Operating
Cost of
sales expenditure
£’000
£’000

Operating
surplus
£’000

Turnover
£’000

Cost of
sales
£’000

Operating Operating
surplus
expenditure
£’000
£’000

SOCIAL HOUSING ACTIVITIES
95,051

-

(79,107)

15,944

93,474

-

(71,545)

21,929

Supporting People contract income

776

-

(1,009)

(233)

781

-

(1,039)

(258)

Sale of first tranche shared ownership
housing properties

944

(513)

-

431

1,400

(747)

-

653

Other income and expenditure

238

-

(37)

201

603

-

(157)

446

1,056

-

(298)

758

896

-

(305)

591

-

(1)

(22)

(23)

2,492

(2,150)

(21)

321

663

-

(4,617)

(3,954)

1,705

-

(5,793)

(4,088)

1,242

-

-

1,242

-

-

-

-

99,970

(514)

(85,090)

14,366

101,351

(2,897)

(78,860)

19,594

Income and expenditure from social
housing lettings

OTHER SOCIAL HOUSING
ACTIVITIES

ACTIVITIES OTHER THAN
SOCIAL HOUSING
Income and expenditure from lettings
Property development activities
Other income and expenditure
Coronavirus job retention scheme

Gain on sale and disposal of housing
properties and other fixed assets
(Note 5.)

2,063

6,391

16,429

25,985

2021

Company

Turnover
£’000

2020

Operating
Cost of
Sales expenditure
£’000
£’000

Operating
deficit
£’000

Turnover
£’000

Cost of
Sales
£’000

48,378

-

Operating Operating
deficit
expenditure
£’000
£’000

ACTIVITIES OTHER THAN SOCIAL
HOUSING
Other income and expenditure
Coronavirus job retention scheme
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49,220

-

(52,978)

(3,758)

1,234

-

-

1,234

50,454

-

(52,978)

(2,524)

48,378

-

(52,413)

(4,035)

(52,413)

(4,035)
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4. ACCOMMODATION OWNED AND
MANAGED AND IN DEVELOPMENT

TURNOVER, COST OF SALES, OPERATING COSTS AND
OPERATING SURPLUS (Continued)
2021

Group

Particulars of income and expenditure
from social housing lettings

At the year-end the number of units owned and managed for each class of
assets and the number of units in development is as follows:
2020*

Low cost
home
General Supported
Housing ownership
needs
£’000
£’000
£’000

Total
£’000

General Supported
Housing
needs
£’000
£’000

2021

Low cost
home
ownership
£’000

Total
£’000

TURNOVER FROM SOCIAL HOUSING LETTINGS
Rent receivable net of voids

83,998

2,971

311

87,280

82,675

3,115

231

86,021

Service charges receivable

5,263

1,646

30

6,939

5,009

1,603

19

6,631

Amortised government grants
(Note 25.)

783

49

-

832

800

22

-

822

TURNOVER FROM SOCIAL
HOUSING LETTINGS

90,044

4,666

341

95,051

88,484

4,740

250

93,474

EXPENDITURE ON LETTING ACTIVITIES
(24,763)

(1,447)

(103)

(26,313)

(24,358)

(1,369)

(40)

(25,767)

Service charges costs

(2,317)

(575)

(7)

(2,899)

(2,142)

(735)

(6)

(2,883)

Routine maintenance

(21,215)

(1,358)

(2)

(22,575)

(21,078)

(996)

-

(22,074)

Planned maintenance

(1,107)

(106)

(2)

(1,215)

(2,352)

(238)

(3)

(2,593)

Major repairs expenditure

(4,081)

(244)

(10)

(4,335)

(1,607)

(182)

(2)

(1,791)

Bad debts

(1,736)

2

-

(1,734)

922

6

-

928

(15,130)

(840)

(119)

(16,089)

(16,808)

(631)

(82)

(17,521)

Management

Depreciation of housing properties
(Note 12.)
Provision (Note 26.)

(242)

-

-

(242)

-

-

-

-

Component write-offs

(396)

(18)

-

(414)

(484)

(9)

-

(493)

(3,291)

-

-

(3,291)

649

-

-

649

(74,278)

(4,586)

(243)

(79,107)

(67,258)

(4,154)

(133)

(71,545)

15,766

80

98

15,944

21,226

586

117

21,929

Impairment of housing properties
(Note 12.)
OPERATING EXPENDITURE ON
SOCIAL HOUSING LETTINGS
OPERATING SURPLUS ON
SOCIAL HOUSING LETTINGS

Owned not
managed
No.

Managed
not owned
No.

Owned and
managed
No.

Total
owned and
managed
No.

Total
owned and
managed
No.

General needs – social rent

-

371

17,437

17,808

18,500

General needs – affordable rent

-

-

2,553

2,553

2,337

Supported housing*

-

-

1,020

1,020

908

Intermediate

-

-

19

19

19

Shared ownership

-

-

114

114

101

Social leased

-

-

1,117

1,117

1,106

Market rent

-

-

20

20

20

Total

-

371

22,280

22,651

22,991

214

171

Group

Accommodation in development

Reconciliation of unit numbers:
2021
General
needs –
social rent
No.

General
needs –
affordable
rent
No.

Supported
housing*
No.

Other
No.

Total
No.

18,500

2,337

908

1,246

22,991

36

-

-

-

36

-

101

-

12

113

(436)

-

-

(2)

(438)

(41)

(6)

-

-

(47)

Sales to tenants – leasehold

(2)

-

-

2

-

Other gains / (losses)

(5)

(2)

(1)

4

(4)

Movements within categories

(244)

123

113

8

-

Net change in number of units

(692)

216

112

24

(340)

17,808

2,553

1,020

1,270

22,651

Group
Opening units
New stock into management
New stock acquired / developed
Stock demolished
Sales to tenants – freehold

Rent loss due to voids

(1,554)

(295)

(1)

(1,850)

(883)

(132)

(2)

(1,017)

2020

Closing units

*Includes housing for older people
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5. S
 ALE AND DISPOSAL OF HOUSING
PROPERTIES AND OTHER FIXED ASSETS

7. INTEREST RECEIVABLE AND
OTHER INCOME

Group

2021
£’000

2020
£’000

Group

Disposal proceeds (net)

3,314

8,257

Interest on bank deposits and similar income

(1,267)

(1,844)

124

331

2,171

6,744

(108)

(353)

2,063

6,391

Carrying value of assets (Note 12 and 13.)
Grant on disposal (Note 25.)

Capital grant recycled (Note 23.)

6. OPERATING SURPLUS

2020
£’000

3

27

Group

2021
£’000

2020
£’000

Bond

6,749

6,500

Bank loans and overdrafts

3,366

4,025

88

88

Amortisation of bond and loan issue costs

177

228

Amortisation of loan fair value adjustment

(162)

(163)

Defined benefit pension charge

837

665

Other financing costs

429

341

11,484

11,684

2021
£’000

2020
£’000

826

637

8. I NTEREST PAYABLE AND
FINANCING COSTS

Other loans
2021
£’000

2020
£’000

Depreciation of housing properties (Note 12.)

(16,089)

(17,521)

Impairment of housing properties (Note 12.)

(3,291)

649

Depreciation of other fixed assets (Note 13.)

(754)

(741)

(123)

(104)

(1,831)

(1,802)

(138)

(134)

(3)

-

2021
£’000

2020
£’000

(537)

(511)

(73)

(73)

(1,358)

(1,325)

(55)

(54)

(3)

-

Group

2021
£’000

Operating surplus is stated after crediting / (charging):

Operating lease rentals:
Land and buildings
Motor vehicles and office equipment

Company
Defined benefit pension charge

Auditors’ remuneration (excluding VAT):
Audit services – statutory audit of the Group and subsidiaries
Audit related services

Company
Operating surplus is stated after charging:
Depreciation of other fixed assets (Note 13.)
Operating lease rentals:
Land and buildings
Other
Auditors’ remuneration (excluding VAT):
Audit services – statutory audit of the company
Audit related services

108

|

INCOMMUNITIES

INCOMMUNITIES

|

109

FINANCIAL STATEMENTS

FINANCIAL STATEMENTS

9. EMPLOYEES
Group

EMPLOYEES (Continued)
2021
No.

2020
No.

2021
No.

2020
No.

Administration and management

184

185

Housing, support and care

300

296

Direct works

415

409

Development

13

14

Employment opportunity schemes

16

43

928

947

2021
£’000

2020
£’000

27,775

27,015

Social security costs

2,595

2,548

Other pension costs and current service cost

7,076

8,162

37,446

37,725

2021
No.

2020
No.

£60,000 - £69,999

15

12

£70,000 - £79,999

12

7

£80,000 - £89,999

2

3

£90,000 - £99,999

1

4

Company
The average monthly number of employees:

The average monthly number of employees expressed as full time equivalents (calculated based on a
standard working week of 37hrs):
Administration and management

185

186

Housing, support and care

315

312

Direct works

415

409

Development

13

14

Employment opportunity schemes

16

43

944

964

During the year Incommunities Group Limited has been involved in the management of a number of employment opportunity schemes.
These workers are employed within businesses across Bradford and work for 30 hours per week.
Staff costs for the above persons:
2021
£’000

2020
£’000

28,275

27,532

Social security costs

2,642

2,596

Other pension costs and current service cost

7,102

8,188

38,019

38,316

Group
Staff costs for the above persons:
Wages & salaries

Wages & salaries

The full time equivalent number of staff who received remuneration:
2021
No.

2020
No.

£60,000 - £69,999

16

12

£70,000 - £79,999

13

8

£100,000 - £109,999

8

6

£80,000 - £89,999

2

3

£120,000 - £129,999

-

1

£90,000 - £99,999

1

4

£140,000 - £149,999

-

1

£100,000 - £109,999

8

6

£150,000 - £159,999

3

2

£120,000 - £129,999

-

1

£200,000+

1

1

£140,000 - £149,999

-

1

£150,000 - £159,999

3

2

£200,000+

1

1

The full time equivalent number of staff who received remuneration:
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10. B
 OARD MEMBERS AND EXECUTIVE
MANAGEMENT TEAM
The Directors and the members of the
Executive Management Team who
held office during the year and from
the year-end to the date of this report,
are set out on page 3.
At the year-end, the Board comprises
of nine members (2020: ten members)
and two co-optee member (2020:
one co-optee member). No changes
in membership occurred between
the year-end and the date of this
report. The Directors are drawn from
a wide background bringing together
commercial, professional and
local experience.

The Group Company is the
participating body in the West
Yorkshire Local Government Pension
Fund (the ‘Fund’). Certain members of
the Executive Management Team and
other members of staff who work dayto-day in Incommunities are members
of the Fund, and their associated
employment and pension costs are
recharged by the Group Company
to Incommunities in the form of a
management charge.

11. TAXATION

The contracts of employment of
the members of the Executive
Management Team and all other
members of staff who work day-today in Incommunities are held by the
Group Company.

Group

2021
£’000

2020
£’000

159

147

-

(148)

159

(1)

Current tax:
UK Corporation tax on surplus for the year
Adjustments in respect of prior years
Total current tax
Factors affecting the tax charge for the year:

The tax assessed for the year is different from the standard rate of corporation tax in the UK. The differences are explained below:

The Directors and the members of the
Executive Management Team form the
key management personnel of
the Group.

2021
£’000

2020
£’000

4,978

14,351

946

2,727

(1,573)

(3,577)

(107)

(5,207)

-

(580)

8,032

7,658

(7,149)

(901)

Fixed asset differences

9

27

Expenses not deductable for tax purposes

1

-

159

147

-

(148)

159

(1)

Surplus before tax
Surplus for the year multiplied by the standard rate of corporation tax in the UK of 19% (2020: 19%)
Effects of:

Group
Non Executive Directors
Independents

Basic salary and
reimbursed expenses
£’000
67
14
81

BIK

Pension
contributions

2021

2020

Exempt charitable activities

£’000
-

£’000
-

£’000
67
14
81

£’000
71
9
80

Adjustments to brought forward values
Adjustments to opening deferred tax to average rate of 19%
Deferred tax not recognised
Amounts charged directly to STRGL or otherwise transferred

The total payments to Board and Committee members is reviewed annually, taking external independent advice where appropriate.
Remuneration is based on sector benchmarking data for comparable sized associations.

Group
Executive management team
Highest paid executive

Basic salary and
reimbursed expenses

BIK

Pension
contributions

2021

2020

£’000
567
177

£’000
12
3

£’000
56
-

£’000
635
180

£’000
678
223

Adjustments to tax charge in respect of prior years
Tax expense

The highest paid executive director (the former Group Chief Executive) received a total remuneration of £180k (2020: £223k). The current
Group Chief Executive received £29k (2020: Nil). The Group Chief Executive is a member of West Yorkshire Pension Fund Scheme,
which is a defined benefit scheme. She is an ordinary member of the pension scheme and no enhanced or special terms applied. The
organisation does not make any further contributions to an individual pension arrangement for the Group Chief Executive. No bonus
was paid or accrued for the Group Chief Executive during the year to 31 March 2021 (2020: £nil).
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12. T
 ANGIBLE FIXED ASSETS –
HOUSING PROPERTIES

TAXATION (Continued)
Company

2021
£’000

Current tax:
UK Corporation tax on deficit for the year
Adjustments in respect of prior periods
Total current tax

158

114

-

(148)

158

(34)

The tax assessed for the year is higher than the standard rate of corporation tax in the UK. The differences are explained below:

Deficit on ordinary activities before tax multiplied by the standard rate of corporation tax in the UK of
19% (2020: 19%)

2021
£’000

2020
£’000

(3,320)

(4,649)

(631)

(883)

Adjustment to opening deferred tax to average rate of 19%
Deferred tax not recognised
Amounts (charged) / credited directly to STRGL or otherwise transferred
Fixed asset differences
Expenses not deductible

Adjustments to tax charge in respect of prior years
Tax expense

Completed low cost
home ownership
housing properties
£’000

Total
housing
properties
£’000

At 1 April 2020

592,587

15,820

6,411

614,818

Schemes demolished

(10,565)

(1,645)

-

(12,210)

Additions

8,086

12,202

-

20,288

Schemes completed

4,873

(5,965)

1,092

-

Properties demolished

(1,195)

-

-

(1,195)

Disposals

(1,055)

-

(553)

(1,608)

-

-

(502)

(502)

(1,102)

(53)

-

(1,155)

591,629

20,359

6,448

618,436

(176,298)

(4,584)

(901)

(181,783)

1,195

-

-

1,195

(15,970)

-

(119)

(16,089)

Depreciation released on disposal

334

-

8

342

Component write-offs

741

-

-

741

6,258

-

-

6,258

(3,291)

-

-

(3,291)

3,500

2,454

-

5,954

(183,531)

(2,130)

(1,012)

(186,673)

At 31 March 2021

408,098

18,229

5,436

431,763

At 31 March 2020

416,289

11,236

5,510

433,035

COST

Transfer of properties held for sale
Component write-offs

At 31 March 2021

Effects of:
Adjustments to brought forward values

Housing properties
under construction
£’000

Group

Factors affecting the tax charge for the year:

Deficit on ordinary activities before tax

Social housing
properties held
for letting
£’000

2020
£’000

(3)

(5,207)

-

(580)

7,824

7,658

(7,040)

(901)

9

27

(1)

-

158

114

-

(148)

158

(34)

DEPRECIATION AND IMPAIRMENT
At 1 April 2020
Properties demolished
Depreciation charged in year

Depreciation on demolition
Impairment charge
Impairment released on demolition

Deferred tax assets of £5.5m (2020: £5.5m) relating to unused capital allowances and pension surpluses have not been recognised in the
Statement of Financial Position on the basis that the Group Company is not forecasting sufficient surpluses to realise these balances.
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13. OTHER TANGIBLE FIXED ASSETS

TANGIBLE FIXED ASSETS – HOUSING PROPERTIES (Continued)
Group

2021
£’000

2020
£’000

Leasehold
offices
£’000

Office
equipment
£’000

Computer
equipment
£’000

Plant and
machinery
£’000

Total
£’000

7,084

1,050

1,154

3,074

731

13,093

13

57

-

332

20

422

7,097

1,107

1,154

3,406

751

13,515

(1,868)

(360)

(1,125)

(2,080)

(697)

(6,130)

(140)

(89)

(18)

(483)

(24)

(754)

(2,008)

(449)

(1,143)

(2,563)

(721)

(6,884)

At 31 March 2021

5,089

658

11

843

30

6,631

At 31 March 2020

5,216

690

29

994

34

6,963

Leasehold
offices
£’000

Office
equipment
£’000

Computer
equipment
£’000

Plant and
machinery
£’000

Total
£’000

685

82

2,663

56

3,486

2

-

324

-

326

687

82

2,987

56

3,812

(215)

(71)

(1,690)

(34)

(2,010)

(46)

(11)

(471)

(9)

(537)

(261)

(82)

(2,161)

(43)

(2,547)

At 31 March 2021

426

-

826

13

1,265

At 31 March 2020

470

11

973

22

1,476

Group

EXPENDITURE ON WORKS TO EXISTING PROPERTIES
Components capitalised

8,086

12,831

Amounts charged to income and expenditure

4,335

1,791

12,421

14,622

2021
£’000

2020
£’000

SOCIAL HOUSING ASSISTANCE

Freehold
offices
£’000

Total cumulative amounts received or receivable at 31 March:

COST
At 1 April 2020
Additions
At 31 March 2021

DEPRECIATION AND IMPAIRMENT

Recognised in the Consolidated Statement of Comprehensive Income

12,150

12,703

At 1 April 2020

Held as deferred income (Note 25.)

75,309

73,399

Depreciation charged in year

87,459

86,102

At 31 March 2021

The Group considers individual schemes to be separate cash generating units when assessing for impairment, in accordance with the
requirements of FRS 102 and SORP 2018.
The Group has recognised an impairment of £3.2m (2020: credit £649k) on housing properties during the year. This is referenced in Note 2. Significant Management Judgements.

CARRYING AMOUNT

Company
COST
At 1 April 2020
Additions
At 31 March 2021

DEPRECIATION AND IMPAIRMENT
At 1 April 2020
Depreciation charged in year
At 31 March 2021

CARRYING AMOUNT
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14. SUBSIDIARY UNDERTAKINGS

15. JOINT VENTURE

The consolidated financial statements for the year ended 31 March 2021 consolidate the results of Incommunities Group
Limited and its subsidiaries, as below.
Name of undertaking

Nature of entity

Nature of business

Class of
shareholding

Proportion of
nominal value held

BCHT Development
Company Limited

Private limited company
limited by shares

Property development

Ordinary

100%

The Eleanor Moorhouse
Homes Trust

Registered charity

Charitable Alms House

None

N/A - direct control

Incommunities
Commercial Limited

Private limited company
limited by shares

Dormant – in process of MVL

Ordinary

100%

Incommunities Limited

Co-operative and community
benefit society

Registered Provider

Ordinary

10% - direct control

Incommunities Treasury Plc

Public limited company
limited by shares

Funding vehicle for the Group Ordinary

Lumia Homes Limited

Private limited company
limited by shares

Dormant

Ordinary

100%

Sadeh Lok
Developments Limited

Private limited company
limited by shares

Dormant – in process of MVL

Ordinary

100% by Sadeh Lok Limited

Sadeh Lok Limited

Co-operative and community
benefit society

Registered Provider

The registered office for all of the
above companies is The Quays,
Victoria Street, Shipley, BD17 7BN.
Incommunities Group Limited (the
‘Group Company’) is the ultimate
parent undertaking. All of the entities
are 100% owned subsidiaries of the
Group Company either by way of a
direct or indirect shareholding or the
exercise of control.

of organisational effectiveness.
The Partnership is registered as a
Limited Liability Partnership under the
Limited Liability Partnership Act 2000,
at registered address The Quays,
Victoria Street, Shipley, BD17 7BN.

2021
£’000

2020
£’000

528

305

(378)

(177)

150

128

Net assets attributable to the Group Company

74

44

Profit for the year

30

19

-

4

30

23

2021
£’000

2020
£’000

30

30

The net assets and results of Centre for Partnership LLP are as follows:

Current liabilities

Ordinary

Net assets

10% - direct control

Amount due from prior years
Profit attributable to the Group Company
The results relate wholly to continuing activities.

subsidiaries including; maintenance
and repairs, property development
and regeneration, treasury and
financial management, information
technology, legal services, human
resources, performance monitoring
and governance.

16. INVESTMENTS
Group
40,000 shares of nominal value £0.10 each in MorHomes Plc

The Group, through its
subsidiary Incommunities Limited
(‘Incommunities’), holds 40,000
shares of nominal value £0.10 each
in MORHomes Plc, a company
formed to provide capital markets
funding to the social housing sector.
The shares were subscribed for
in 2019 at a nominal value of £4k,
with a premium on issue of £26k,
resulting in a total investment of £30k.
Incommunities is one of the original
33 sponsoring companies and a
‘founder shareholder’.

The Group Company provides
central and strategic services to its

|
|

The Group Company has an interest
in Centre for Partnership LLP (the
‘Partnership’), a jointly controlled
entity providing consultancy services
focussed on bringing together a team
of experts with extensive experience
and knowledge in developing and
promoting excellence in key aspects

Current assets

100%

The investment in subsidiaries in the
Statement of Financial Position of the
Group Company of £55k (2020: £55k)
represents the Group Company’s
shareholding of £50k in Incommunities
Treasury Plc and £5k in Lumia
Homes Limited.

118
118

Group and Company
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The Group has been advised by
MORHomes Plc that its shares are not
publicly traded and therefore the fair
value cannot be measured reliably and
is not considered to be material.
The Group has determined to include
the investment in its statement of
financial position at cost. This is in line
with the prior year.

|
|

119
119

FINANCIAL STATEMENTS

FINANCIAL STATEMENTS

19. DEBTORS

17. PROPERTIES HELD FOR SALE
Group
Shared ownership

2021
£’000

2020
£’000

502

-

Group

Less: provision for bad and doubtful debts

Group

Other debtors

Stock of materials
Provision

Prepayments and accrued income

2021
£’000

2020
£’000

786

741

(119)

-

667

741

Company

7,373

7,493

(3,473)

(2,397)

3,900

5,096

669

1,145

1,222

1,397

5,791

7,638

2021
£’000

2020
£’000

1,000

655

353

707

1,121

1,338

2,474

2,700

Amounts falling due within one year:
Amounts owed by Group undertakings
Other debtors

This represents materials held for property maintenance.

2020
£’000

Amounts falling due within one year:
Rent and service charges receivable

18. STOCK

2021
£’000

Prepayments and accrued income

The amounts owed by Group undertakings are unsecured, interest free and due on demand.
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20. C
 REDITORS: AMOUNTS FALLING DUE
WITHIN ONE YEAR

22. DEBT ANALYSIS
2021
£’000

2020
£’000

Bank loans

162

162

475

Other loans

1

2

-

835

Total loans falling due within one year

163

164

Deferred Capital Grant Fund (Note 25.)

1,667

822

Creditors: Amounts falling due after more than one year:

Trade creditors

1,355

1,194

60,169

102,331

Corporation tax

166

151

Bond

231,474

198,402

Other taxation and social security costs

549

606

Other loans

926

926

Other creditors

1,075

1,034

292,569

301,659

Accruals and deferred income

5,637

5,093

(2,864)

(2,925)

14,162

12,861

Total loans falling due after more than one year

289,705

298,734

Total loans

289,868

298,898

163

164

One year or more but less than two years

1

1

Two years or more but less than five years

9,655

51,388

280,049

247,345

289,868

298,898

Group

2021
£’000

2020
£’000

Group

Rent and service charges received in advance

3,075

2,487

Creditors: Amounts falling due within one year:

Debt (Note 23.)

163

164

Recycled Capital Grant Fund (Note 23.)

475

Disposal Proceeds Fund (Note 24.)

Company

2021
£’000

2020
£’000

Amounts owed to Group undertakings

3,338

2,311

Trade creditors

522

1,166

Corporation tax

165

118

Other taxation and social security costs

535

591

Other creditors

426

730

2,316

1,740

7,302

6,656

Accruals and deferred income

Bank loans

Less: Loan issue costs

Based on the lender’s earliest repayment date, borrowings are repayable as follows:
Within one year or on demand

Five years or more

The amounts owed to Group undertakings are unsecured, interest free and due on demand.

21. C
 REDITORS: AMOUNTS FALLING DUE
AFTER MORE THAN ONE YEAR
Group
Debt (Note 22.)
Recycled Capital Grant Fund (Note 23.)
Deferred capital grant (Note 25.)
Sinking fund
Other creditors
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2021
£’000

2020
£’000

289,705

298,734

1,009

901

73,642

72,577

504

464

86

84

364,946

372,760
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The Group has three bank facilities.
These are denominated and repayable
in Sterling and have contractual
interest rates that are fixed rates or
variable rates linked to LIBOR.

(the ‘Bond Issue Price’) equivalent
to a Discount on Issue of £1,632k
(0.816%). The net funds received
were £198.368m (£99.184 per
£100 issued).

During the year, the Group
renegotiated one of its facilities,
increasing the facility amount and
improving the terms.

On 10 December 2020, the £25
million secured bond were issued.
The proceeds of £33.107m,
including premium on issue, were
lent to Incommunities Limited to
fund development of new homes.
All issue costs were initially borne by
Incommunities Limited and recharged
to Incommunities Treasury Plc. These
costs will be amortised over the life of
the loan.

At 31 March 2021, total bank facilities
stand at £155m (2020: £155m), of
which £40m (2020: £40m) is a fixed
rate loan with an interest rate of 4.24%
(plus margin) and £115m (2020:
£115m) are variable rate loans. The
fixed rate loan is due for repayment
in 10 equal, annual instalments
commencing in November 2034.
The variable rate loans are due for
repayment between February 2025
and July 2029.
At the year-end, £40m (2020: £40m)
of the fixed rate loan and £19m (2020:
£61.0m) of the variable rate loans are
drawn. £14.9m (2020: £56.8m) of the
variable rate loans are on short-term
fixed rates of less than 12 months,
with interest rates in the range 0.45%
to 0.80% (plus margin) (2020: 0.45%
to 0.8% (plus margin), and £4.1m
(2020: £4.2m) is on a medium term
amortising fixed rate with an interest
rate of 4.75% (plus margin).
At 31 March 2021, the total bank loan
issue costs stand at £704k (2020:
£773k). These will be amortised over
the remaining life of the loans.
At the year-end, the Group has
undrawn bank facilities of £96m
(2020: £54.0m).
The bank loans are secured by way
of fixed charges over the Group’s
housing properties in favour of
Prudential Trustee Company Limited
acting as Security Trustee.
On 21 March 2019, Incommunities
Treasury Plc (the ’Company’) issued
a 30-year £250m own name public
issue dated senior secured bond (the
‘Bond’) at a coupon rate of 3.25%.
The initial offer to the market was
for a principal amount of £200m of
bonds (the ‘Principal Amount’, the
‘Issued Bond’) with a principal amount
of £50m of bonds retained for later
issue (the ‘Retained Bond’). The
Issued Bond was priced at 99.184%
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The Bond is secured by way of fixed
charges over the Group’s housing
properties in favour of Prudential
Trustee Company Limited acting as
Security Trustee.
The Principal Amount is due for
repayment in March 2049. Interest is
payable to the bondholders at a rate of
3.25% on the Principal Amount.
Following the Bond issue, the
Company provided Credit Facilities,
equal to the amount of the Bond,
to Incommunities and Sadeh Lok
(the ‘Borrowers’). The Issued Bond
was allocated in a ratio of 90:10
(Incommunities/Sadeh Lok) and the
Retained Bond allocated in a ratio of
100:0 (Incommunities/Sadeh Lok).
Based on the allocation, the principal
amounts of the Credit Facilities are
£230m/£20m (Incommunities/Sadeh
Lok). The subsequent bond issue
in December was fully allocated to
Incommunities.

Interest is payable on the advances at
a rate of 3.25%.
The advances fall due for repayment in
March 2049.
The other loans of £926k (2020:
£928k) are with The Housing
Finance Corporation (‘THFC’) and
Orchardbrook and carry fixed interest
rates of 8.63% and 11.5%. The loan
issue costs on the loan from THFC
stand at £7k (2020: £10k). These will
be amortised over the remaining life of
the loan. These loans are secured by
way of fixed charges over the Group’s
housing properties and fall due for
repayment in the financial years 2021
to 2051.
At 31 March 2021, 96% (2020: 81%)
of total loans are on fixed rates with
maturities greater than one year.
Total loans include a fair value
adjustment on consolidation of
£1,243k (2020: £1,493k).
Details of the bond issue and the
advances to the Borrowers are
noted in the Strategic Report and
the Directors’ Report. The related
accounting policies are set out in
Note 2.

23. RECYCLED CAPITAL GRANT FUND (RCGF)
Group

2021
£’000

2020
£’000

At 1 April

1,376

1,023

108

353

1,484

1,376

475

99

Inputs:
Grants recycled
At 31 March
Amounts 3 years or older where repayment may be required

24. DISPOSALS PROCEEDS FUND (DPF)
2021
£’000

2020
£’000

835

834

-

1

(835)

-

At 31 March

-

835

Amounts 3 years or older where repayment may be required

-

817

Group
At 1 April
Inputs:
Other movements
Use or allocation of funds:
Transfer to Deferred Capital Grant (Note 25.)

The Regulator of Social Housing’s power to recover Disposal Proceeds Funds ceased on 6 April 2020. Where there are remaining balances, it is
for the individual organisation to determine the next steps for accounting for any funds left at that point in the absence of any other regulations.
As a result, the Association transferred remaining funds to Deferred Capital Fund.

25. DEFERRED CAPITAL GRANT
2021
£’000

2020
£’000

73,399

74,258

Grant received in the year

2,031

294

Released to income in the year

(832)

(822)

Released on disposal

(124)

(331)

835

-

75,309

73,399

1,667

822

Amounts to be released in more than one year

73,642

72,577

At 31 March

75,309

73,399

Group

These facilities are provided under
formal Loan Agreements between the
Company and the Borrowers. The
agreements are not listed.

At 1 April

Under the Loan Agreements, the
Company made advances to the
Borrowers of the principal amounts
of the Issued Bond. The principal
amounts were advanced at a discount
of £1,632k and after loan issue costs
of £2,218k. The discount and loan
issue costs are equivalent to the
Discount on Issue and Bond Issues
Costs, and were allocated in a ratio
of 90:10 (Incommunities/Sadeh Lok).
These will be amortised over the term
of the Credit Facilities.

Transfer from DPF (Note 24.)
At 31 March
Amounts to be released within one year
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26. PROVISION FOR LIABILITIES
Group
At 1 April 2020
Actuarial losses
Current service cost and expenses
Contributions by the employer

WYPF Funded
pension fund
£’000

WYPF
Unfunded
pension fund
£’000

SHPS
Pension
scheme
£’000

Other
provision
£’000

Total
£’000

35,316

938

632

-

36,886

22,347

115

575

-

23,037

7,252

-

20

-

7,272

(3,791)

(53)

(139)

-

(3,983)

804

22

11

-

837

-

-

-

242

242

61,928

1,022

1,099

242

64,291

Interest expense
Other provision
At 31 March 2021

28. NET CASH GENERATED FROM
OPERATING ACTIVITIES AND ANALYSIS
OF CHANGES IN NET DEBT
2021
£’000

2020
£’000

4,819

14,352

Gain on disposal of tangible fixed assets (Note 5.)

(2,063)

(6,391)

Depreciation of tangible fixed assets (Note 12. and 13.)

16,843

18,262

414

493

3,291

(649)

-

(1,584)

(832)

(822)

Group
NET CASH GENERATED FROM OPERATING ACTIVITIES
Surplus for the year
Adjustments for:

Component write-offs (Note 12.)
Impairment charge / (credit) on tangible fixed assets (Note 12.)

WYPF
Funded
pension fund
£’000

WYPF
Unfunded
pension fund
£’000

Total
£’000

At 1 April 2020

35,316

938

36,254

Amortisation of bond and loan issue costs (Note 8.)

175

228

Actuarial losses

22,347

115

22,462

Amortisation of loan fair value adjustment (Note 8.)

(162)

(163)

7,252

-

7,252

Grants released on disposal (Note 25.)

(124)

(331)

(3,791)

(53)

(3,844)

(23,037)

(3,283)

804

22

826

27,163

8,497

61,928

1,022

62,950

(30)

(23)

(3)

(27)

11,484

11,684

159

(1)

Operating cash flows before movements in working capital

38,097

40,242

(Increase) / decrease in stock of housing properties for sale

(502)

1,378

74

(8)

Decrease / (increase) in trade and other debtors

1,847

(3,292)

Increase / (decrease) in trade and other creditors

1,878

(7,963)

41,394

30,357

(144)

(89)

41,250

30,268

Company

Current service cost and expenses
Contributions by the employer
Interest expense
At 31 March 2021

Impairment transferred to provisions
Amortisation of government grants (Note 25.)

Defined benefit pension schemes (Note 26.)
Increase in provisions (Note 26.)
Share of operating (profit) in joint venture (Note 15.)
Interest receivable (Note 7.)
Interest payable (Note 8.)

-Supporting financial and other information for WYPF and SHPS is set out in
Note 32.

Taxation (Note 11.)

27. SHARE CAPITAL
Incommunities Group Limited is a company limited by guarantee and does
not have a share capital. It is registered with the Registrar of Companies No.
04221767 and Homes England as a Registered Provider No. L4363.

Increase in stock

Cash generated from operations
Corporation tax paid
Net cash generated from operating activities
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NET CASH GENERATED FROM OPERATING ACTIVITIES AND ANALYSIS OF
CHANGES IN NET DEBT
Cash flows
£’000

Fair value
movements
£’000

Other
non-cash
movements
£’000

At 31 March
2021
£’000

7,414

1,585

-

-

8,999

6,489

4,082

-

-

10,571

(164)

1

-

-

(163)

Debt due in greater than one year

(298,734)

8,867

162

-

(289,705)

Total

(284,995)

14,535

162

-

(270,298)

At 1 April
2020
£’000

Cash
Short-term deposits

ANALYSIS OF CHANGES IN NET DEBT

Debt due within one year

30. C
 OMMITMENTS UNDER
OPERATING LEASES
2021
£’000

2020
£’000

Within one year

123

123

Between one and five years

482

490

After five years

272

394

970

1,297

1,225

1,813

Within one year

1,093

1,420

Between one and five years

1,707

2,303

272

394

2021
£’000

2020
£’000

73

73

Between one and five years

290

290

After five years

272

344

Within one year

495

980

Between one and five years

515

1,321

Within one year

568

1,053

Between one and five years

805

1,611

After five years

272

344

Group
The total future minimum lease payments under non-cancellable operating leases are as follows:
Land and buildings
Amounts due:

Other
Amounts due:
Within one year

29. REVENUE AND CAPITAL COMMITMENTS
Group
Revenue and capital expenditure contracted for but not provided in the financial statements

2021
£’000

2020
£’000

30,366

26,249

All of the committed expenditure at the year-end is included in the Group’s
business plan. The revenue and capital commitments will be funded from a
combination of cash, loans and grants.

Between one and five years
Total
Amounts due:

After five years

Company
The total future minimum lease payments under non-cancellable operating leases are as follows:
Land and buildings
Amounts due:
Within one year

Other
Amounts due:

Total
Amounts due:
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31. FINANCIAL ASSETS AND LIABILITIES
Group

2021
£’000

2020
£’000

3,900

5,096

669

1,145

19,570

13,903

24,139

20,144

Categories of financial assets and liabilities:
Financial assets at amortised cost:
Rents and service charges receivable
Trade and other debtors
Cash and cash equivalents

Financial liabilities at amortised cost:
289,868

298,898

Rent and service charges received in advance

3,075

2,487

Other creditors, accruals and deferred income

7,840

8,044

300,783

309,429

Debt

32. R
 ETIREMENT BENEFITS
WEST YORKSHIRE PENSION FUND
The Group Company participates in two separate funds within the West
Yorkshire Pension Fund (WYPF, the ‘Fund’), one being funded and the other
unfunded. Both are contracted out of the state scheme.
The last published formal valuation of the whole scheme was performed at
31 March 2019 by a professionally qualified actuary using the ‘projected unit
actuarial cost’ method.
The net defined benefit liability at the year ended 31 March 2021 is £62.9m
(2020: £35.3m).
During the year the employers’ contribution to the funds was £3.8m (2020:
3.8m) at a contribution rate of 13.3% of pensionable salaries and the employees’
contribution was £1.6m (2020: £1.6m).
Details of the funded Fund’s assets and key assumptions are set out below:
RECONCILIATION OF THE DEFINED BENEFIT OBLIGATION TO THE STATEMENT OF
FINANCIAL POSITION

2021
£’000

2020
£’000

223,565

181,135

(285,493)

(216,451)

(61,928)

(35,316)

2021
£’000

2020
£’000

181,135

193,480

4,349

4,850

38,021

(18,174)

Contributions by the employer

3,791

3,796

Contributions by participants

1,613

1,615

(5,344)

(4,432)

223,565

181,135

2021
£’000

2020
£’000

(216,451)

(219,801)

Current service cost

(7,252)

(8,224)

Interest expense on defined benefit obligation

(5,153)

(5,461)

Contributions by participants

(1,613)

(1,615)

(60,368)

14,508

5,344

4,432

-

(290)

(285,493)

(216,451)

Fair value of assets
Present value of funded defined benefit obligation

In addition to the above, the Group has an interest in Centre for Partnership LLP
and an investment in MorHomes Plc. Details relating to their respective values
are set out in Notes 15 and 16.

Defined benefit liability to be recognised

The Group’s policy on financial instruments and financial assets and liabilities is
set out in Note 2. and the Group’s approach toward dealing with financial risk is
covered in the Strategic Report.

CHANGES TO THE FAIR VALUE OF ASSETS
Opening fair value of assets
Interest income on assets
Re-measurement gains / (losses) on assets

Net benefits paid out
Closing fair value of assets

CHANGES TO THE PRESENT VALUE OF THE DEFINED BENEFIT OBLIGATION
Opening defined benefit obligation

Actuarial (losses) / gains on liabilities
Net benefits paid out
Past service cost
Closing defined benefit obligation
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RETIREMENT BENEFITS
WEST YORKSHIRE PENSION FUND (Continued)
DEFINED BENEFIT COSTS RECOGNISED IN STATEMENT OF COMPREHENSIVE INCOME
Current service cost
Past service cost
Net Interest on fair value of assets / defined benefit obligation
Pension expense recognised in Statement of Comprehensive Income

RETIREMENT BENEFITS
WEST YORKSHIRE PENSION FUND (Continued)
2021
£’000

2020
£’000

2021
P.a.

2020
P.a.

2019
P.a.

(7,252)

(8,224)

Discount rate

2.10%

2.40%

2.50%

-

(290)

CPI inflation

2.65%

1.75%

2.15%

(804)

(611)

Pension increases

2.65%

1.75%

2.15%

(8,056)

(9,125)

Pension accounts revaluation rate

2.65%

1.75%

2.15%

Salary increases

2.70%

2.70%

2.90%

2021
Years

2020
Years

KEY ASSUMPTIONS

2021
£’000

2020
£’000

Asset losses arising during the year

(38,021)

(18,174)

Liability gains arising during the year

60,368

14,508

Mortality Assumptions:

Total amount recognised in other comprehensive income

22,347

(3,666)

Male retiring in 2021

21.4

21.4

Female retiring in 2021

24.3

24.2

Male retiring in 2041

21.7

21.7

Female retiring in 2041

25.1

25.0

DEFINED BENEFIT GAINS / (LOSSES) RECOGNISED IN OTHER COMPREHENSIVE INCOME

ASSET ALLOCATION

2021
%

2020
%

Equities

79.7

77.5

Property

3.8

4.5

Government bonds

8.3

9.6

The mortality assumptions are based on actual mortality experience of members within the Fund and allow for expected future mortality
improvements. The above represents the sample life expectancies at age 65 resulting from these mortality assumptions.

Corporate bonds

4.6

5.1

Details of the unfunded Fund’s assets and key assumptions are set out below:

Cash

2.0

1.9

Other

1.6

1.4

100.0

100.0

RECONCILIATION OF THE UNFUNDED DEFINED BENEFIT OBLIGATION TO THE
STATEMENT OF FINANCIAL POSITION

2021
£’000

2020
£’000

Present value of unfunded defined benefit obligation

(1,022)

(938)

Unfunded defined benefit liability to be recognised

(1,022)

(938)

CHANGES TO THE FAIR VALUE OF ASSETS

2021
£’000

2020
£’000

-

-

53

52

(53)

(52)

-

-

Opening fair value of assets
Contributions by the employer
Net benefits paid out
Closing fair value of assets
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RETIREMENT BENEFITS
WEST YORKSHIRE PENSION FUND (Continued)
CHANGES TO THE PRESENT VALUE OF THE UNFUNDED DEFINED BENEFIT OBLIGATION

2021
£’000

2020
£’000

Opening defined benefit obligation

(938)

(1,085)

(22)

(26)

(115)

121

53

52

(1,022)

(938)

2021
£’000

2020
£’000

Interest on unfunded defined benefit liability

(22)

(26)

Pension expense recognised in Statement of Comprehensive Income

(26)

(29)

DEFINED BENEFIT GAINS RECOGNISED IN OTHER COMPREHENSIVE INCOME

2021
£’000

2020
£’000

Liability (losses) / gains arising during the year

(115)

121

Total amount recognised in other comprehensive income

(115)

121

Interest expense on defined benefit obligation
Actuarial (losses) / gains on liabilities
Net benefits paid out
Closing unfunded defined benefit obligation

DEFINED BENEFIT COSTS RECOGNISED IN STATEMENT OF COMPREHENSIVE INCOME

KEY ASSUMPTIONS

2021
P.a.

2020
P.a.

2019
P.a.

Discount rate

2.1%

2.4%

2.50%

CPI inflation

2.65%

1.75%

2.15%

Pension increases

2.65%

1.75%

2.15%

2021
Years

2020
Years

Male retiring in 2021

21.4

21.4

Female retiring in 2021

24.3

24.2

32. R
 ETIREMENT BENEFITS
SOCIAL HOUSING PENSION SCHEME
(SHPS)
The Group participates in SHPS, a multi-employer pension scheme which
provides benefits to non-associated participating employers. The scheme is
classed as a defined benefit scheme in the UK. The scheme is classified as
a ‘last man standing’ arrangement. Therefore, the Group is potentially liable
for other participating employers’ obligations if those employers are unable to
meet their share of the scheme deficit following withdrawal from the scheme.
Participating employers are legally required to meet their share of the scheme
deficit on an annuity purchase basis on withdrawal from the scheme.
On 1 April 2018, sufficient information became available for the association in
respect of SHPS to account for its obligation on a defined benefit basis and was
therefore first reflected in the year ended 31 March 2019.
The most recent formal actuarial valuation was as at 30 September 2020 and
rolled forward, allowing for the different financial assumptions required under FRS
102, to 31 March 2021 by a qualified independent actuary.
The net defined benefit liability at the year ended 31 March 2021 is £1,099k
(2020: £632k).

Mortality Assumptions:

The mortality assumptions are based on actual mortality experience of members
within the Fund and allow for expected future mortality improvements. The
above represents the sample life expectancies at age 65 resulting from these
mortality assumptions.
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RETIREMENT BENEFITS
SOCIAL HOUSING PENSION SCHEME (SHPS) (Continued)
STATEMENT OF FINANCIAL POSITION

RETIREMENT BENEFITS
SOCIAL HOUSING PENSION SCHEME (SHPS) (Continued)
2021
£’000

2020
£’000

(632)

Initial recognition of defined benefit scheme

Change in present value of defined benefit obligation
At 31 March

2021
£’000

2020
£’000

(4,266)

(4,488)

(16)

(17)

(4)

(4)

Interest expense

(97)

(109)

Contributions by plan participants

(14)

(15)

Actuarial gains / (losses) due to scheme experience

250

(149)

Actuarial (losses) / gains due to changes in demographic assumptions

(18)

43

(977)

258

83

215

(5,059)

(4,266)

2021
£’000

2020
£’000

(16)

(17)

(4)

(4)

Net interest expense

(11)

(28)

Defined benefit recognised in Statement of Comprehensive Income –(Cost)

(31)

(49)

2021
£’000

2020
£’000

Experience on plan assets (excluding amounts included in net interest cost) – gains

170

110

Experience arising on plan liabilities – gains / (losses)

250

(149)

Effects of changes in the demographic assumptions underlying the present value of the defined benefit
obligation – (losses) / gains

(18)

43

Effects of changes in the financial assumptions underlying the present value of the defined benefit
obligation – (losses) / gains

(977)

258

Total amount recognised in other comprehensive income

(575)

262

Defined benefit obligation at start of period

Change in provision for pension liabilities:
At 1 April

RECONCILIATION OF OPENING AND CLOSING BALANCES OF THE DEFINED
BENEFIT OBLIGATION

(983)
-

(632)

(983)

(467)

351

(1,099)

(632)

PRESENT VALUES OF DEFINED BENEFIT OBLIGATION, FAIR VALUE OF ASSETS AND
DEFINED BENEFIT LIABILITY

2021
£’000

2020
£’000

Fair value of plan assets

3,960

3,634

Present value of defined benefit obligation

(5,059)

(4,266)

Defined benefit liability to be recognised

(1,099)

(632)

Current service cost
Expenses

Actuarial (losses) / gains due to changes in financial assumptions
Benefits paid and expenses
Defined benefit obligation at end of period

DEFINED BENEFIT RECOGNISED IN STATEMENT OF COMPREHENSIVE INCOME – (COST)
RECONCILIATION OF OPENING AND CLOSING BALANCES OF THE FAIR VALUE OF PLAN
ASSETS

2021
£’000

2020
£’000

Fair value of plan assets at start of period

3,634

3,505

86

81

Experience on plan assets (excluding amounts included in interest income)

170

110

Contributions by the employer

139

138

14

15

(83)

(215)

3,960

3,634

Interest income

Contributions by plan participants
Benefits paid and expenses
Fair value of plan assets at end of period
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33. RELATED PARTY TRANSACTIONS

RETIREMENT BENEFITS
SOCIAL HOUSING PENSION SCHEME (SHPS) (Continued)
2021
£’000

2020
£’000

631

532

Absolute return

219

189

Distressed opportunities

114

70

ASSETS
Global equity

Credit relative value

125

100

Alternative risk premia

149

254

-

2

Emerging markets debt

160

110

Risk sharing

144

123

95

112

Fund of hedge funds

Insurance-linked securities

82

80

Infrastructure

264

270

Private debt

94

73

Opportunistic illiquid debt

101

88

High Yield

119

-

Opportunistic credit

109

-

Corporate bond fund

234

207

Liquid credit

47

1

Long lease property

78

63

165

138

1,006

1,206

24

16

3,960

3,634

Property

Secured income
Liability driven investment
Net current assets

Under FRS 102 – Section 33, the Group is exempt from the requirement to
disclose transactions between the Group Company and its subsidiaries, and
between fellow subsidiaries. This exemption is subject to The Accounting
Direction for registered providers of social housing 2019 (the ‘Direction’), which
requires that where a private registered provider of social housing (‘PRP’)
transacts with an associate, subsidiary or other Group member which is not a
PRP, or is an unregistered entity, financial statements shall include intercompany
information as set out in the Direction. The Group has taken advantage of this
exemption, subject to the requirements of the Direction.
2021
£’000

2020
£’000

Sales of services by the Group Company to the Partnership during the year

10

311

Sales of services by the Partnership to the Group Company during the year

37

43

4,189

7,013

-

165

-

8

205,000

180,000

Discount on loan from Incommunities Treasury Plc to Incommunities at the year-end

1,408

1,598

Premium on loan from Incommunities Treasury Plc to Incommunities at the year-end

(8,039)

-

Loan issue costs on loan from Incommunities Treasury Plc to Incommunities at the year-end

1,953

1,928

Loan interest payable on loan from Incommunities Treasury Plc to Incommunities for the year

6,058

5,850

63

28

20,000

20,000

Discount on loan from Incommunities Treasury Plc to Sadeh Lok at the year-end

157

160

Loan issue costs on loan from Incommunities Treasury Plc to Sadeh Lok at the year-end

207

214

Loan interest payable on loan from Incommunities Treasury Plc to Sadeh Lok for the year

650

750

21

7

The amounts that are required to be disclosed are as follows:
Group Company and Centre for Partnerships LLP (the ‘Partnership’)
Transactions during the year:

Incommunities and BCHT
Transactions during the year:
Purchase of social housing development schemes by Incommunities from BCHT during the year
Gift Aid received by Incommunities from BCHT during the year
Balances at the year end:
Loan from Incommunities to BCHT at the year-end
Incommunities and Incommunities Treasury Plc
Balances at the year end:
Loan from Incommunities Treasury Plc to Incommunities at the year-end (nominal amount)

KEY ASSUMPTIONS

2021
%

2020
%

Discount rate

2.20

2.40

Inflation (RPI)

3.25

2.75

Inflation (CPI)

2.87

1.75

Salary growth

3.87

2.50

Allowance for commutation of pension for cash at retirement as a percentage
of maximum allowance

Transactions during the year:

Management fee payable by Incommunities to Incommunities Treasury Plc for the year
75.0

75.0

Sadeh Lok and Incommunities Treasury Plc
Balances at the year end:

2021
Years

2020
Years

Male retiring in 2021

21.6

21.5

Female retiring in 2021

23.5

23.3

Male retiring in 2041

22.9

22.9

Female retiring in 2041

25.1

24.5

KEY ASSUMPTIONS
Mortality assumptions adopted at 31 March 2021 imply the following life expectancies at age 65:

Loan from Incommunities Treasury Plc to Sadeh Lok at the year-end (nominal amount)
Transactions during the year:

Management fee payable by Sadeh Lok to Incommunities Treasury Plc for the year

34. SUBSEQUENT EVENTS
The Group Company’s plan is to convert to a Co-operative and Community Benefit Society and then to consolidate part of
its Group structure to simplify the business and associated governance arrangements within the next 12 months.
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