










































Soha Housing Limited 

Independent auditor's report for the year ended 31 March 2023 

Opinion on the flnanclal statements 

In our opinion, the financial statements: 
• give a true and fair view of the state of the Group's and of the Association's affairs as at 31 March

2023 and of the Group's and the Association's surplus for the year then ended;
• have been properly prepared In accordance with United Kingdom Generally Accepted Accounting

Practice; and
• have been properly prepared in accordance with the Co-operative and Community Benefit Societies

Act 2014, the Co-operative and Community Benefit Societies (Group Accounts) Regulations 1969,
the Housing and Regeneration Act 2008 and the Accounting Direction for Private Registered
Providers of Social Housing 2022.

We have audited the financial statements of Saha Housing Limited ("the Association") and its subsidiaries 
("the Group") for the year ended 31 March 2023, which comprise the Consolidated and Association Statement 
of changes in reserves for the year ended 31 March 2023, Statement of changes in reserves for the year 
ended 31 March 2023, the comprehensive income, the consolidated and Association statement of financial 
position, the consolidated and Association statement of changes in reserves for the year ended 31 March 
2023, the consolidated and Association cash flow statement 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 Uniteci 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). 

Basis for opinion 
We conducted our audit in accordance with International Standards on Auditing (UK) ("ISAs (UK)") and 
applicable law, Our responsibilities under those standards are further described in the Auditor's responsibilities 
for the audit of the financial statements section of our report. We believe that the audit evidence we have 
obtained is sufficient and appropriate to provide a basis for our opinion. 

Independence 

We remain independent of the Group and Association In accordance with the ethical requirements that are 
relevant to our audit of the financial statements In the UK, including the FRC's Ethical Standard, and we have 
fulfilled our other ethical responsibilities in accordance with these requirements. 

Conclusions relating to going concern 
In auditing the financial statements, we have concluded that the Board Members' use of the going concern 
basis of accounting In the preparation of the financial statements is appropriate. 

Based on the work we have performed, we have not identified any material uncertainties relating to events or 
conditions that. individually or collectively, may cast significant doubt on the Association's ability to continue 
as a going concern for a period of at least twelve months from when the financial statements are authorised 
for issue. 

Our responsibilities and the responsibilities of the board with respect to going concern are described In the 

relevant sections of this report. 

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 Report of the Board of Management 
and the Strategic Report and, in doing so, consider whether the other Information is materially Inconsistent 
with the financial statements or our knowledge obtained In the aui;tlt 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 
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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. 

Matters on which we are required to report by exception 

We have nothing to report in respect of the following matters where we are required by the Co-operative and 

Community Benefit Societies Act 2014 to report to you If, in our opinion: 

• the Association has not kept proper books of account; or

• the Association has not maintained a satisfactory system of control over its transactions; or
• the financial statements are not in agreement with the Association's books of account; or
• we have not received all the Information and explanations we need for our audit.

Responsibilities of the Board 

As explained more fully in the board members' responsibilities statement, 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. 

In preparing the financial statements, the board are responsible for assessing the Association's ability to 

continue as a going concern, disclosing, as applicable, matters related to going concern and using the going 

concern basis of accounting unless the board either intend to liquidate the Association or to cease operations, 

or have no realistic alternative but to do so. 

Auditor's responsibilities for the audit of the financial statements 

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

from material misstatement, whether due to fraud or error, and to issue an auditor's report that includes our 

opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted 

in accordance with ISAs (UK) will always detect a material misstatement when it exists. Misstatements can 

arise from fraud or error and are considered material if, Individually or In the aggregate, they could reasonably 

be expected to Influence the economic decisions of users taken on the basis of these financial statements. 

Extent to which the audit was capable or 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 Association and the Industry in which it operates, we identified that the 

principal laws and regulations that directly affect the financial statements to be the Accounting Direction from 

the Regulator of Social Housing for registered providers, the Co-operative and Community Benefit Societies 

Act 2014 and relevant tax Legislation. We assessed the extent of compliance with these laws and regulations 

as part of our procedures on the related financial statement items. 

In addition, the Association is subject to many other laws and regulations where the consequences of non­

compliance 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: The Regulatory Framework of the Regulator for Social Housing, Data Protection and Health and 

Safety Legislation. 

Audit procedures capable of detecting irregularities including fraud performed by the engagement team 

Included: 
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performing analytical procedures to identify unusual or unexpected relationships that may indicate risks

of material misstatement due to fraud;

discussions with management, including consideration of known or suspected instances of non-

compliance with laws and regulations and fraud;

reading minutes of meetings of those charged with governance, reviewing internal audit reports and

reviewing correspondence with HMRC and relevant regulators to identify any actual or potential frauds

or any potential weaknesses in internal control which could result in fraud susceptibility;

reviewing financial statement disclosures and testing to supporting documentation to assess compliance

with applicable laws and regulations;

reviewing items included in the fraud register;

challenging assumptions made by management in their significant accounting estimates, in particular in

relation to the recoverable amount of assets and the assumptions used in determining the defined benefit

obligation;

carrying out detailed testing, on a sample basis, of transactions and balances agreeing to appropriate

documentary evidence to verify the completeness, existence and accuracy of the reported financial

statements; and

in addressing the risk of fraud through management override of controls, testing the appropriateness of

journal entries and other adjustments.

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 Association, as a body, in accordance with the Housing and 

Regeneration Act 2008 and the Co-operative and Community Benefit Societies Act 2014. Our audit work has 

been undertaken so that we might state to the Association’s members those matters we are required to state 

to them in an auditor’s report and for no other purpose. To the fullest extent permitted by law, we do not accept 

or assume responsibility to anyone other than the Association and the members as a body, for our audit work, 

for this report, or for the opinions we have formed. 

Paula Willock (Senior Statutory Auditor)  

For and on behalf of BDO LLP, Statutory Auditor 

Gatwick 

Date: 

BDO LLP is a limited liability partnership registered in England and Wales (with registered number 

OC305127). 

08 September 2023
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 Group  Association 

 
Income and 
expenditure 

reserve 

Revaluation 
reserve 

Total  
Income and 
expenditure 

reserve 

Revaluation 
Reserve 

Total 

  £’000 £’000 £’000   £’000 £’000 £’000 

        

Balance at April 2022 156,740 161,791 318,531  156,099 161,488 317,587 

        

Surplus for the year 8,663 - 8,663   9,603 - 9,603 

        

Actuarial gain on defined benefit pension scheme (690) - (690)  (690) - (690) 

        

Total Other comprehensive gain for the year (690) - (690)   (690) - (690) 

        

Reserves Transfers:        

Transfer from revaluation reserve to income and expenditure 
reserve 

70 (70) -  70 (70) - 

            

        

Balance at 31 March 2023 164,783 161,721 326,504  165,084 161,418 326,502 

         

 
The notes on pages 28 to 66 form part of these financial statements. 

 



Soha Housing Limited  
 

 
Statement of changes in reserves for the year ended 31 March 2022 

 

 

26 | P a g e  

 

 Group  Association 

 
Income and 
expenditure 

reserve 

Revaluation 
reserve 

Total  
Income and 
expenditure 

reserve 

Revaluation 
Reserve 

Total 

  £’000 £’000 £’000   £’000 £’000 £’000 

        

        

Balance at April 2021 139,584 162,036 301,620   139,677 161,733 301,411 

        

Surplus for the year 14,394 - 14,394   13,658 - 13,658 

        

Actuarial losses on defined benefit pension scheme 2,517 - 2,517  2,517 - 2,517 

        

Total Other comprehensive loss for the year 2,517 - 2,517   2,517 - 2,517 

        

Reserves Transfers:        

Transfer from revaluation reserve to income and expenditure 
reserve 

245 (245) -  245 (245) - 

            

        

Balance at 31 March 2022 156,740 161,791 318,531  156,099 161,488 317,587 

        

 
The notes on pages 28 to 66 form part of these financial statements. 
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  Group Association 
 Note 2023 2022 2023 2022 

    £’000 £’000 £’000 £’000 

Cash flows from operating activities      

Surplus for the financial year   8,663 14,394 9,603 13,658 

Adjustments for:      

  Depreciation of fixed assets – housing properties 8 6,648 6,283 6,648 6,283 

  Depreciation of fixed assets – other 17 587 575 587 575 

  Amortised grant 5 (644) (647) (644) (647) 

  Net fair value losses/(gains) recognised in profit or  
loss 

 18 (16) 18 (16) 

  Interest payable and finance costs 14 10,608 10,330 10,608 10,330 

  Interest receivable 13 (8) (26) (8) (200) 

  Taxation expense  - - - - 

  Difference between net pension expense and   
cash contribution 

 (720) (229) (720) (229) 

  Surplus on the sale of fixed assets – housing 
properties 

12 (1,776) (2,993) (1,776) (2,993) 

  Loss on the sale of fixed assets – other 12 - - - - 

  Movement in trade and other debtors  244 (1,682) 233 (1,679) 

  Movement in stocks 21 (6,076) 1,985 (6,076) (1,057) 

  Movement in creditors  548 (1,733) 558 (1,392) 

Cash from operations  18,092 26,241 19,031 22,633 

Taxation paid   - - - - 

Net cash generated from operating activities 
prior to proceeds from sale of fixed assets  

  18,092 26,239 19,031 22,633 

Proceeds from sale of fixed assets – housing 
properties 

12 3,311 6,100 3,311 6,100 

Net cash generated from operating activities    21,403 32,339 22,342 28,733 
      

Cash flows from investing activities      

  Purchase of fixed assets – housing properties 16 (44,306) (41,261) (44,306) (41,261) 

  Purchase of fixed assets – other 17 (445) (747) (445) (747) 

  Homebuy loans redeemed  - - - - 

  Investments 18 - - - - 

  Replacement of property components 16 (4,747) (4,513) (4,747) (4,513) 

  Net Grant receipts and repayments  - 151 - 151 

  Interest received 13 8 26 8 200 

  Repayment / (increase) of loan to subsidiary  - - - 2,910 

Net cash from investing activities   (49,491) (46,342) (49,491) (43,259) 
      

Cash flows from financing activities      

  Interest paid  14 (12,819) (12,403) (12,819) (12,403) 

  New loans – bank 28 30,500 40,000 30,500 40,000 

  Debt issue costs incurred 28 - - - - 

  Repayment of loans – bank 28 (4,216) (4,068) (4,216) (4,068) 

Net cash from financing activities   13,465 23,529 13,465 23,529 

      

Net movement in cash and cash equivalents  (14,623) 9,526 (13,684) 9,000 

Cash and cash equivalents at beginning of year   21,560 12,037 20,558 11,554 

Cash and cash equivalents at end of year   6,940 21,560 6,873 20,555 

 
The notes on pages 28 to 66 form part of these financial statements. 
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INDEX OF NOTES 
  

General notes 

1 Legal status 

2 Accounting policies 

3 Judgements in applying accounting policies and key sources of estimation uncertainty 

Statement of other comprehensive income related notes 

4 Particulars of turnover, cost of sales, operating costs and operating surplus 

5 Income and expenditure from social housing lettings  

6 Particulars of turnover from non-social housing lettings 

7 Units of housing stock 

8 Operating surplus 

9 Employees 

10 Directors’ and senior executive remuneration 

11 Board members 

12 Surplus on disposal of fixed assets 

13 Interest receivable and income from investments 

14 Interest payable and similar charges 

15 Taxation on surplus on ordinary activities 

Balance sheet related notes 

16 Tangible fixed assets – housing properties 

17 Other tangible fixed assets 

18 Investment properties 

19 Investments – homebuy loans 

20 Fixed asset investments 

21 Properties for sale 

22 Debtors 

23 Cash and cash equivalents 

24 Creditors: amounts falling due within one year 

25 Creditors: amounts falling due after more than one year 

26 Deferred capital grant 

27 Recycled capital grant fund 

28 Loans and borrowings 

29 Financial instruments 

30 Pension liability 

31 Share capital 

32 Contingent liabilities 

33 Operating leases 

34 Capital commitments 

35 Related party disclosures 

36 Post balance sheet events 

37 Net debt reconciliation 
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1 Legal status 
 

The ‘Group’ consists of Soha Housing Limited (‘the association’) and SIB Property Ltd. 

 

The association is registered with the Financial Conduct Authority under the Co-operative and Community Benefits 

Societies Act 2014 and is registered with the Regulator of Social Housing (‘the Regulator’) as a social housing 

provider. The association is a public benefit entity. 

 

2 

 

Accounting policies 
 
The financial statements have been prepared in accordance with applicable law and UK accounting standards 

(United Kingdom Generally Accepted Accounting Practice), which for Soha Housing Limited includes the Co-

operative and Community Benefit Societies Act 2014 (and related group accounts regulations), the Housing and 

Regeneration Act 2008, FRS 102 “the Financial Reporting Standard applicable in the United Kingdom and the 

Republic of Ireland” the Statement of Recommended Practice (SORP) for Registered Social Housing Providers 

2018, “Accounting by registered social housing providers” 2018 and the Accounting Direction for Private Registered 

Providers of Social Housing 2022. 

 

The accounts are prepared on a Going Concern basis for reasons outlined in Section F of the Report of the Board 

of Management.  The accounts are also prepared under the historical cost basis except for the modification to a 

fair value basis for certain financial instruments and investment properties as specified in the accounting policies 

below. 

 

The preparation of financial statements in compliance with FRS 102 requires the use of certain critical accounting 

estimates.  It also requires Group management to exercise judgement in applying the Group’s accounting policies.   

 

Parent company disclosure exemptions  

 

In preparing the separate financial statements of the parent company, advantage has been taken of the following 

disclosure exemptions available in FRS 102: 

 

 Only one reconciliation of the number of shares outstanding at the beginning and end of the period has been 

presented as the reconciliations for the group and the parent company would be identical 

 Disclosures in respect of the parent company’s financial instruments have not been presented as equivalent 

disclosures have been provided in respect of the group as a whole 

 No disclosure has been given for the aggregate remuneration of the key management personnel of the parent 

company as their remuneration is included in the totals for the group as a whole. 

 

The following principal accounting policies have been applied: 

 

Basis of consolidation 

 

The consolidated financial statements present the results of Soha Housing Limited and its subsidiary (“the Group”) 

as if they formed a single entity. Intercompany transactions and balances between group companies are therefore 

eliminated in full. 
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2 Accounting policies (continued) 
 

Income 

 

Income is measured at the fair value of the consideration received or receivable. The group generates the following 

material income streams: 

 

 Rental income receivable (after deducting lost rent from void properties that are available for letting).  

 First tranche sales of Low Cost Home Ownership housing properties and sales of properties developed for 

outright sale. 

 Service charges receivable. 

 

Rental income is recognised from the point when properties under development reach practical completion and are 

formally let; income from first tranche sales and sales of properties built for sale are recognised at the point of legal 

completion of the sale. 

 

Service charges 

 

The Group adopts the variable method for calculating and charging service charges to its tenants and leaseholders. 

Expenditure is recorded when a service is provided and charged to the relevant service charge account. Income is 

recorded based on the estimated amounts chargeable. 

 

Current and deferred taxation 

 

The tax expense for the period comprises current and deferred tax. Tax is recognised in profit or loss, except that 

a change attributable to an item of income or expense recognised as other comprehensive income or to an item 

recognised directly in equity is also recognised in other comprehensive income or directly in equity respectively. 

 

The current income tax charge is calculated on the basis of tax rates and laws that have been enacted or 

substantively enacted by the reporting date in the countries where the company’s subsidiaries operate and 

generate taxable income. 

 

Value Added Tax 

 

The Group charges Value Added Tax (VAT) on some of its income and is able to recover part of the VAT it incurs 

on expenditure. The financial statements include VAT to the extent that it is suffered by the Group and not 

recoverable from HM Revenue and Customs. Recoverable VAT arises from partially exempt activities and is 

credited to the Statement of Comprehensive Income. 
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Pension costs 

 

The group participates in the multi-employer defined benefit Social Housing Pension Scheme (SHPS).  Defined 

benefit pension obligations are accounted for on a defined benefit basis.   

 

Under defined benefit accounting 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. The current service cost and costs from settlements and curtailments are charged to operating surplus. 

Past service costs are recognised in the current reporting period. Interest is calculated on the net defined benefit 

liability. Re-measurements are reported in other comprehensive income. 

 

Holiday pay accrual 

 

A liability is recognised to the extent of any unused holiday pay entitlement which has accrued at the balance sheet 

date and carried forward to future periods.  This is measured at the undiscounted salary cost of the future holiday 

entitlement so accrued at the balance sheet date. 

 

Tangible fixed assets - Housing Properties 

 

Housing properties constructed or acquired (including land) on the open market since the date of transition to FRS 

102 are stated at cost less depreciation and impairment (where applicable).  

 

The cost of housing land and property represents their purchase price and any directly attributable costs of 

acquisition which may include an appropriate amount for staff costs, capitalised interest and other costs of 

managing development. 

 

Expenditure on major refurbishment to properties is capitalised where the works increase the net rental stream 

over the life of the property.  An increase in the net rental stream may arise through an increase in the net rental 

income, a reduction in future maintenance costs, or a subsequent extension in the life of the property. All other 

repair and replacement expenditure is charged to the Statement of Comprehensive Income. 

 

The group adds to the carrying amount of an item of fixed assets the cost of replacing part of such an item when 

that cost is incurred if the replacement part is expected to provide incremental future benefits to the group.  The 

carrying amount of the replaced part is derecognised.  Repairs and maintenance are charged to profit or loss during 

the period in which they are incurred. 

 

Mixed developments are held within PPE and accounted for at cost less depreciation. Commercial elements of 

mixed developments are held as investment properties. 

 

Housing properties in the course of construction, excluding the estimated cost of the element of shared ownership 

properties expected to be sold in first tranche, are included in PPE and held at cost less any impairment, and are 

transferred to completed properties when ready for letting. 

 

Completed housing properties acquired from subsidiaries are valued at existing use value for social housing at the 

date of acquisition. 

  

2 Accounting policies (continued) 
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2 Accounting policies (continued) 
 

Deemed cost on transition to FRS 102 

 

On transition to FRS 102 the Group took the option of carrying out a one-off valuation exercise of selected items 

of housing properties and using that amount as deemed cost. To determine the deemed cost at 1 April 2014, the 

Group engaged independent valuation specialist Savills to value housing properties on an EUV-SH basis.  Housing 

properties will subsequently be measured at cost less depreciation. Any difference between historic cost 

depreciation and depreciation calculated on deemed cost is transferred between the revaluation reserve and 

income and expenditure reserve. 

 
Depreciation of housing property 
 

Housing land and property is split between land, structure and other major components that are expected to require 

replacement over time. 

 

Land is not depreciated on account of its indefinite useful economic life. 

 

Assets in the course of construction are not depreciated until they are completed and ready for use to ensure that 

they are depreciated only in periods in which economic benefits are expected to be consumed. 

 

The cost of all other housing property (net of accumulated depreciation to date and impairment, where applicable) 

and components is depreciated over the useful economic lives of the assets on the following basis: 

 

Housing properties are split between the structure and the major components which require periodic replacement.  

The costs of replacement or restoration of these components are capitalised and depreciated over the determined 

average useful economic life as follows: 

   

 Description Economic useful life (years) 

   

 Main structure  100 

 Pitched Roof 70 

 Kitchen 20 

 Bathroom 30 

 External doors 25 

 External windows 25 

 Gas heating 20 

 Electric heating 25 

 Individual or communal boilers 15 

 Communal lifts 30 

 Solar panels 30 

 

Leasehold properties are depreciated over the length of the lease except where the expected useful economic life 

of properties is shorter than the lease; when the lease and building elements are depreciated separately over their 

expected useful economic lives. 

 

Low cost home ownership and staircasing 

 

Under low cost home ownership arrangements, the Group disposes of a long lease on low cost home ownership 

housing units for a share ranging between 25% and 75% of value. The Buyer has the right to purchase further 

proportions and up to 100% based on the market valuation of the property at the time each purchase transaction 

is completed. 
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2 Accounting policies (continued) 
 

Low cost home ownership properties are split proportionately between current and fixed assets based on the 

element relating to expected first tranche sales.  The first tranche proportion is classed as a current asset and 

related sales proceeds included in turnover.  The remaining element, "staircasing element", is classed as PPE and 

included in completed housing property at cost and any provision for impairment.  Sales of subsequent tranches 

are treated as a part disposal of PPE.  Such staircasing sales may result in capital grant being deferred or abated 

and any abatement is credited in the sale account in arriving at the surplus or deficit. 

 

For low cost home ownership accommodation that the Group is responsible for, it is the Group’s policy to maintain 

them in a continuous state of sound repair. Maintenance of other shared ownership properties is the responsibility 

of the shared owner. Any impairment in the value of such properties is charged to the Statement of Comprehensive 

Income. 

 

We have carried out sensitivity analysis on shared ownership sales values and can conclude that residual values 

exceed the carrying amount.  Therefore no impairment is required.  Residual values will be re-assessed at each 

reporting date and should the annual assessment identify the residual value to be greater than the carry amount, 

no charge to depreciation will be incurred. 

 

Allocation of costs for mixed tenure and shared ownership developments 

 

On mixed tenure schemes costs are allocated based on the tenure split per scheme.  Allocation of costs for mixed 

tenure and shared ownership developments are on the basis of the scheme appraisals which are priced by square 

meterage.  First tranche sales vary from 40% up to 70%, but are typically 50%.    

 

Tangible fixed assets – Other 

 

Other tangible fixed assets, other than investment properties, are stated at historic cost less accumulated 

depreciation and any accumulated impairment losses.  Historic cost includes expenditure that is directly attributable 

to bringing the asset to the location and condition necessary for it to be capable of operating in the manner intended 

by management.  

 

Depreciation of other tangible fixed assets 

 

Land is not depreciated. Depreciation on other assets is charged so as to allocate the cost of assets less their 

residual value over their estimated useful lives, using the straight-line method. The estimated useful lives range as 

follows: 

 

Description Economic useful life (years) 

  

Freehold office improvements 10 

Office furniture and equipment Range varies between 3 to 5 

Computer equipment 3 

Scheme equipment 5 

Vehicles 3 
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The assets’ residual values, useful lives and depreciation methods are reviewed, and adjusted prospectively if 

appropriate, if there is an indication of a significant change since the last reporting date.  

 

Gains and losses on disposals are determined by comparing the proceeds with the carrying amount and are 

recognised within ‘other operating income’ in the statement of comprehensive income. 

 

Government grants 

 

Grants received in relation to assets that are presented at deemed cost at the date of transition have been 

accounted for using the performance model as required by Housing SORP 2018. In applying this model, such grant 

has been presented as if it were originally recognised as income within the Statement of Comprehensive Income 

in the year it was receivable and is therefore included within brought forward reserves. 

 

Grant received since the transition date in relation to newly acquired or existing housing properties is accounted 

for using the accrual model set out in FRS 102 and the Housing SORP 2018. Grant is carried as deferred income 

in the balance sheet and released to the income and expenditure account on a systematic basis over the useful 

economic lives of the asset for which it was received.  In accordance with Housing SORP 2018 the useful economic 

life of the housing property structure has been selected (see table of useful economic lives above). 

 

Where social housing grant (SHG) funded property is sold, the grant becomes recyclable and is transferred to a 

recycled capital grant fund until it is reinvested in a replacement property. If there is no requirement to recycle or 

repay the grant on disposal of the assets any unamortised grant remaining within creditors is released and 

recognised as income within the income and expenditure account. 

 

Grants relating to revenue are recognised in income and expenditure over the same period as the expenditure to 

which they relate once performance related conditions have been met. 

 

Grants due from government organisations or received in advance are included as current assets or liabilities. 

 

Recycled Capital Grant Fund 

 

On the occurrence of certain relevant events, primarily the sale of dwellings, the HCA can direct the Association to 

recycle capital grants or to make repayments of the recoverable amount. The Group adopts a policy of recycling, 

for which a separate fund is maintained. If unused within a three year period, it will be repayable to the HCA with 

interest. Any unused recycled capital grant held within the recycled capital grant fund, which it is anticipated will 

not be used within one year is disclosed in the balance sheet under "creditors due after more than one year". The 

remainder is disclosed under "creditors due within one year". 

 

  

2 Accounting policies (continued) 
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Investment properties 

 

Investment properties are those not held for social benefit or for use in the business. Investment properties are 

measured at cost on initial recognition and subsequently carried at fair value determined annually by external 

valuers and derived from the current market rents and investment property yields for comparable real estate, 

adjusted if necessary for any difference in the nature, location or condition of the specific asset. No depreciation is 

provided.  Changes in fair value are recognised in income or expenditure. 

 

Impairment of fixed assets  

 

The housing property portfolio for the Group is assessed for indicators of impairment at each balance sheet date.  

Where indicators are identified, a detailed assessment is undertaken to compare the carrying amount of assets or 

cash generating units for which impairment is indicated to their recoverable amounts. An option appraisal is carried 

out to determine the option which produces the highest net realisable value. Valuations on rental return or potential 

sale proceeds are obtained and used to inform the options. The Group looks at the net realisable value, under the 

options available, when considering the recoverable amount for the purposes of impairment assessment. The 

recoverable amount is taken to be the higher of the fair value less costs to sell or value in use of an asset or cash 

generating unit. The assessment of value in use may involve considerations of the service potential of the assets 

or cash generating units concerned, or the present value of future cash flows to be derived from them appropriately 

adjusted to account for any restrictions on their use.  

 

Stock 

 

Stock represents work in progress and completed properties, including properties developed for outright sale and 

shared ownership properties.  For shared ownership properties the value held as stock is the estimated cost to be 

sold as a first tranche.  

 

Stock is stated at the lower of cost and net realisable value.  Cost comprises materials, direct labour and direct 

development overheads.  Net realisable value is based on estimated sales proceeds after allowing for all further 

costs to completion and selling costs. 

 

Debtors and creditors 

 

Debtors and creditors with no stated interest rate and receivable or payable within one year are recorded at 

transaction price. Any losses arising from impairment are recognised in the income statement in other operating 

expenses. 

 

Recoverable amount of rental and other trade receivables 

 

The Group estimates the recoverable value of rental and other receivables and impairs the debtor by appropriate 

amounts.  When assessing the amount to impair it reviews the age profile of the debt, historical collection rates 

and the class of debt. 
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Loans, investments and short term deposits 

 

All loans, investments and short term deposits held by the Group are classified as basic financial instruments as 

they meet the criteria set out in FRS 102. These instruments are initially recorded at the transaction price less any 

transaction costs (historic cost). FRS 102 requires that basic financial instruments are subsequently measured at 

amortised cost.  However, the Group has calculated that the difference between the historic cost and amortised 

cost basis is not material and so these financial instruments are stated on the balance sheet at historic cost. Loans 

and investments that are payable or receivable within one year are not discounted.  

 

Financial liabilities and equity 

 

Financial liabilities and equity are classified according to the substance of the financial instrument's contractual 

obligations, rather than the financial instrument's legal form. 

 

Cash and cash equivalents 

 

Cash and cash equivalents in the balance sheet consist of cash at bank, in hand, deposits and short term 

investments with an original maturity of three months or less. 

 

Leased assets: Lessee 

 

All leases are operating leases.  Their annual rentals are charged to profit or loss on a straight-line basis over the 

term of the lease. 

 

Contingent liabilities 

 

A contingent liability is recognised for a possible obligation, for which it is not yet confirmed that a present obligation 

exists that could lead to an outflow of resources; or for a present obligation that does not meet the definitions of a 

provision or a liability as it is not probable that an outflow of resources will be required to settle the obligation or 

when a sufficiently reliable estimate of the amount cannot be made. 

 

A contingent liability exists on grant repayment which is dependent on and only crystallised on the disposal of 

related property. 

 

Reserves  

 

Income received, and expenditure incurred, for restricted purposes is separately accounted for within restricted 

funds. Realised and unrealised gains and losses on assets held by these funds are also allocated to the fund. 

 

The revaluation reserve was created from surpluses on asset revaluation on transition to FRS102.   
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3 Judgements  in applying accounting policies and key sources of estimation uncertainty 
 

In preparing these financial statements, the key judgements have been made in respect of the following: 

 

 Whether there are indicators of impairment of the group’s tangible assets. Factors taken into consideration in 

reaching such a decision include the economic viability and expected future financial performance of the asset 

and where it is a component of a larger cash-generating unit, the viability and expected future performance of 

that unit. The Board has considered the measurement basis to determine the recoverable amount of assets 

where there are indicators of impairment as being based on EUV-SH or depreciated replacement cost. The 

Board has also considered impairment based on their assumptions to define cash or asset generating units. 

 

 The anticipated costs to complete on a development scheme based on anticipated construction cost, effective 

rate of interest on loans during the construction period, legal costs and other costs.  Based on the costs to 

complete, they then determine the recoverability of the cost of properties developed for outright sale and/or land 

held for sale. This judgement is also based on the member’s best estimate of sales value based on economic 

conditions within the area of development. 

 

 The appropriate allocation of costs for mixed tenure developments, and furthermore the allocation of costs 

relating to shared ownership between current and fixed assets. 

 

 The categorisation of housing properties as investment properties or property, plant and equipment based on 

the use of the asset. 

 

 What constitutes a cash generating unit when indicators of impairment require there to be an impairment review. 

  

Other key sources of estimation uncertainty 

 

 Tangible fixed assets (see notes 16 and 17) 

 

Tangible fixed assets, other than investment properties, are depreciated over their useful lives taking into 

account residual values, where appropriate.  The actual lives of the assets and residual values are assessed 

annually and may vary depending on a number of factors.  In re-assessing asset lives, factors such as current 

condition and demand are taken into account. Residual value assessments consider issues such as future 

market conditions, the remaining life of the asset and projected disposal values. 

 

For housing property assets, the assets are broken down into components based on management’s assessment 

of the properties. Individual useful economic lives are assigned to these components. 
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 Investments (see notes 18 and 19) 

 

The most critical estimates, assumptions and judgements relate to the determination of carrying value of 

investments at fair value through profit and loss.  In determining this amount, the Group follows the concept that 

fair value is the amount for which an asset can be exchanged between knowledgeable willing parties in an arm’s 

length transaction.   

 

 Rental and other trade receivables (debtors) (see note 22) 

 

The estimate for receivables relates to the recoverability of the balances outstanding at year end. A review is 

performed on an individual debtor basis to consider whether each debt is recoverable. 

 

 Defined benefit obligations (see note 30) 

 

Management’s estimate of the defined benefit obligation is based on a number of critical underlying 

assumptions such as standard rates of inflation, mortality, discount rate and anticipation of future salary 

increases.  Variation in these assumptions may significantly impact the defined benefit obligation amount and 

the annual defined benefit expenses (as analysed in note 30).   

 

 Residual values and period to full staircasing for grant amortisation on SO 

 

Social housing grants held on shared ownership properties are now amortised using an estimated life of 30 

years, based on experience of market average estimated times from first tranche sale to full staircasing sale.  

As more data becomes available in future year’s management will closely monitor this basis, and review 

annually. 

 

 Stock 

 

Net realisable value is based on the estimated selling price less selling costs. Estimated selling prices were 

provided by external valuers and by reference to actual selling prices for completed developments. For 

schemes under construction, the estimated costs to completion are based on approved budgets and 

forecasts.

 

3 

 

Judgements in applying accounting policies and key sources of estimation uncertainty 
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4 

 
Particulars of turnover, cost of sales, operating costs and operating surplus - Group 

 

 Turnover Cost of sales 
Operating 

costs 

Operating 
surplus/ 

(deficit) 
 2023 2023 2023 2023 

  £'000 £'000 £'000 £'000 
        

Social housing lettings (Note 5) 46,862 - (32,400) 14,462 
 

    

Other Social Housing Activities     

First tranche low cost home ownership sales 8,730 (5,933) - 2,798 

Development administration - - (124) (124) 

Leasehold services 232 - (37) 196 

Other  49 (4) (269) (224) 
 

    

 
55,874 (5,937) (32,830) 17,107 

 
    

Activities other than Social Housing Activities     

Market sales - - - - 

Lettings (Note 6) 336 - - 336 

Job retention scheme* - - - - 

Other  62 - - 62 
 

    

 
398 - - 398 

      

 
    

  56,272 (5,936) (32,830) 17,506 

     

 Turnover Cost of sales 
Operating 

costs 

Operating 
surplus/ 

(deficit) 
 2022 2022 2022 2022 

  £'000 £'000 £'000 £'000 
        

Social housing lettings (Note 5) 43,705 - (25,768) 17,937 
 

    

Other Social Housing Activities     

First tranche low cost home ownership sales 8,632 (6,601) - 2,031 

Development administration - - (46) (46) 

Leasehold services 227 - (20) 208 

Other  44 (235) - (191) 
 

    

 
52,609 (6,836) (25,834) 19,939 

 
    

Activities other than Social Housing Activities     

Market sales 5,290 (4,004) - 1,286 

Lettings (Note 6) 341 - - 341 

Job retention scheme 4 - - 4 

Other 121 - - 121 
 

 5,756 (4,004) - 1,751 
      

 
    

  58,364 (10,840) (25,835) 21,690 
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4 Particulars of turnover, cost of sales, operating costs and operating surplus – Association 
 

 Turnover Cost of sales 
Operating 

costs 

Operating 
surplus/ 

(deficit) 
 2023 2023 2023 2023 

  £'000 £'000 £'000 £'000 
        

Social housing lettings (Note 5) 46,862 - (32,400) 14,462 
 

    

Other Social Housing Activities     

First tranche low cost home ownership sales 8,730 (5,933) - 2,798 

Development administration - - (124) (124) 

Leasehold services 232 - (37) 196 

Other  49 (4) (229) (184) 
     

 
55,874 (5,936) (32,790) 17,148 

     

Activities other than Social Housing Activities     

Market sales - - - - 

Lettings (Note 6) 336 - - 336 

Job retention scheme* - - - - 

Other 962 - - 962 
     

 
1,298 - - 1,298 

      

     

  57,172 (5,936)  (32,790) 18,446 

     

 Turnover Cost of sales 
Operating 

costs 

Operating 
surplus/ 

(deficit) 
 2022 2022 2022 2022 

  £'000 £'000 £'000 £'000 
        

Social housing lettings (Note 5) 43,705 - (25,768) 17,937 
 

    

Other Social Housing Activities     

First tranche low cost home ownership sales 8,632 (6,601) - 2,031 

Development administration - - (46) (46) 

Leasehold services 227 - (20) 208 

Other  44 (235) - (191) 
     

 
52,609 (6,836) (25,834) 19,939 

     

Activities other than Social Housing Activities     

Market sales - - - - 

Lettings (Note 6) 341 - - 341 

Job retention scheme 4 - - 4 

Other 467 - 30 498 
 

812 - 30 842 
      

     

 53,421 (6,836)  (25,804) 20,781 
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5 

 
Income and expenditure from social housing lettings – Group and Association 

 

GROUP & ASSOCIATION 
General 

needs 
Supported 

housing 

Low cost 
home 

ownership 
Key worker 

Total Total 

2023 2022 

   £'000 £'000  £'000 £'000 £’000 £’000 

Income       

Rents net of identifiable service charges 40,958 609 3,164 255 44,986 41,882 

Service charge income 865 8 356 3 1,232 1,176 

Amortised government grants 587 9 45 4 644 647 
       

Turnover from social housing lettings 42,409 626 3,565 262 46,862 43,705 
       

Expenditure       

Management (3,354) (50) (259) (21) (3,684) (2,899) 

Service charge costs (1,538) (23) (119) (10) (1,690) (1,355) 

Routine maintenance (11,118) (165) (859) (69) (12,211) (9,093) 

Planned maintenance (7,157) (106) (553) (45) (7,861) (5,995) 

Bad debts  (279) (4)  (22)  (2) (306) (143) 

Depreciation of housing properties (6,053) (90) (468) (38) (6,648) (6,284) 

Operating expenditure on social housing lettings (29,499) (439) (2,279) (184) (32,400) (25,768) 
           

Operating surplus on social housing lettings 12,910 187 1,286 78 14,462 17,937 

       

Void losses (361) (5) -  (3) (369) (445) 
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6 

 
Particulars of turnover from non-social housing lettings – Group and Association 

 
   2023 2022 

      £'000 £'000 

     

Market rent   
5 5 

Garages     331 336 
   

  

   
336 341 

          

 
 

 
7 

 
Units of housing stock – Group and Association 

 

 Unit Total 
2022 

Additions* Disposals 
Tenure 

Changes 
Other Unit Total 

2023 

        

General needs housing - social 5,087 - (3) 1 (2) 5,083 

 
General needs housing - affordable 

1,044 163 - 1 
- 

1,208 

Low cost home ownership 793 105 (12) (6) - 880 

Supported housing - social 46 37 - - - 83 

Supported housing - affordable 57 - - - - 57 

Intermediate rent 27 - - - - 27 

        
       

Total social housing units 7,054 305 (15) (4) (2) 7,338 
       

Market rented 2 - - - - 2 

Shared equity 14 - - - - 14 
       

Total owned 7,070 305 (15) (4) (2) 7,354 

       
Accommodation managed for others - 
Leasehold 

334 1 - 5 - 
340 

 
      

Total managed accommodation 7,404 306 (15) 1 (2) 7,694 

       

Units managed by other associations 24 - - 1 - 25 
 

      

Total owned & managed 
accommodation 

7,428 306 (15) 2 (2) 
7,719 

       

 

Units under construction 463 231 (304) - - 390 
       

* Additions include 1 leasehold buyback        
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8 Operating surplus 
 

 Group Association 

 2023 2022 2023 2022 

  £'000 £'000 £’000 £’000 

   
   

  
   This is arrived at after charging:   

     

Depreciation of housing properties: 6,384 6,030 6,384 6,030 

Accelerated depreciation on component disposals 264 254 264 254 

Depreciation of other tangible fixed assets 569 282 569 282 

Operating lease charges – other  26 - 26 - 

External Auditors' remuneration (excluding VAT):     

- fees payable to the group's auditor for the audit of the group's 
annual accounts  

59 50 55 50 

- under accrual in respect of prior year audit fees    - - - - 

- fees for tax computations    13 11 9 11 

     

Internal Auditors’ remuneration    42   41 42 41 

Defined contribution pension cost    535  225 535 225 

Defined benefit pension cost   43  448 43 448 
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9 

 
Employees – Group and Association 

 

 2023 2022 

  £'000 £'000 

Staff costs (including Executive Management Team) consist of:   

   

Wages and salaries 5,884 5,340 

Social security costs 621 472 

Pension costs 578 682 

  
  

 
7,083 6,495 

      

 

 2023 2022 

  £'000 £'000 

Pension costs recognised in other comprehensive income   

   

Actuarial gain/(loss) on SHPS pension 690 (2,517) 

  
  

Net pension costs/(credit) recognized in other comprehensive income 690 (2,517) 
      

 
 
The average number of employees (including Executive Management Team) expressed as full-time equivalents (calculated 
based on a standard working week of 37 hours) during the year was as follows: 
 

 2023 2022 

  No. No. 

Office 37 36 

Housing Management 92 80 

Development, planned maintenance and responsive repairs 23 23 
    

   

 152 139 
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10 
 
Directors' and senior executive remuneration – Group and Association 

 
The directors are defined as the members of the Board of Management, the Chief Executive and the Executive Management 
Team disclosed on page 1. 
 

  2023 2022 

    £'000 £'000 

    

Executive directors' emoluments  541 578 

Amounts paid to non-executive directors  76 72 

Contribution to pension scheme  59 94 

Severance pay  - - 
      

    

  676 744 
    

    
 
The total amount payable to the Chief Executive (who was the highest paid director) in respect of emoluments was £154,017 
including PRP of £500 (2022: £147,612, including benefit in kind and PRP of £500). Pension contributions of £15,402 were also 
made to a defined benefit scheme on their behalf 
  
As a member of the SHPS defined benefit pension scheme, the pension entitlement of the Chief Executive is identical to those 
of other members. 
  
The remuneration paid to staff (including Executive Management Team) earning over £60,000 upwards including employer 
pension contributions, was:  
 

   2023 2022 

      No. No. 

     

£60,000 - £69,999   2 2 

£70,000 - £79,999   3 4 

£80,000 - £89,000   2 1 

£90,000 - £99,999   1 - 

£100,000 - £109,999   - 1 

£110,000 - £119,999   2 1 

£120,000 - £129,999   - - 

£130,000 - £139,999   - 1 

£140,000 - £149,999   1 - 

£150,000 - £159,999   - 1 

£160,000 - £169,999   1 - 
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11 

 
Board members – Group and Association 

 
   Member of: 

Board member 
Remuneration 

 
Audit & Risk 
Committee 

Personnel 
Committee 

£  

       

Barrand Naomi 5,056  X  

Bolton Timothy 5,056  X  

Dingle Victoria 7,540  X  

Ekelund Jennifer 8,212   X 

Lakin Dave 7,031  X  

Luddington Emma 2,873    

Mellings Nicola 2,274    

Mody David 8,212  X  

Nkum Peter 5,056   X 

Sandhu Harjit 3,577    

Sloman Peter 2,662    

Smith Hayley 5,056   X 

Weston Lucy 12,781   X 

 
     

Total expenses reimbursed to Board members £707 (2022: £977). 
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12 Surplus on disposal of fixed assets – Group and Association 

 

Group 
Shared 

ownership 
staircasing 

Other 
housing 

properties 
Total Total 

 2023 2023 2023 2022 

  £'000 £'000 £'000 £'000 

Housing Properties:     

Disposal proceeds 2,344 968 3,311 6,100 

Cost of disposals (1,265) (224) (1,489) (3,037) 

Selling costs (12) (12) (23) (37) 

Write back of amortised grant (19) (4) (23) (34) 

Surplus on disposal 1,048 728 1,776 2,993 

 

Association 
Shared 

ownership 
staircasing 

Other 
housing 

properties 
Total Total 

 2023 2023 2023 2022 

  £'000 £'000 £'000 £'000 

Housing Properties:     

Disposal proceeds 2,344 968 3,311 6,100 

Cost of disposals (1,265) (224) (1,489) (3,037) 

Selling costs (12) (12) (23) (37) 

Write back of amortised grant (19) (4) (23) (34) 

Surplus on disposal  1,048 728 1,776 2,993 
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13 Interest receivable and income from investments - Group and Association 

 

 Group  Association 

 2023 2022  2023 2022 

  £'000 £'000   £'000 £'000 
      

Interest receivable from group undertakings - -  - 173 

Interest receivable and similar income 8 26   8 26 

       

  8 26   8 200 

 
 
14 

 
Interest payable and similar charges – Group and Association 

 
 Group  Association 

 2023 2022  2023 2022 

  £'000 £'000   £'000 £'000 

Bank loans and overdrafts 12,819 12,273  12,819 12,273 

Recycled capital grant fund 6 -  6 - 

Interest capitalised on construction of housing 
properties (note 16) 

(2,299) (2,073)  (2,299) (2,073) 

Net interest on net defined benefit liability 82 130  82 130 

        

  10,608 10,330   10,608 10,330 
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15 

 
Taxation on surplus on ordinary activities  

 

 Group Association 

 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

UK corporation tax     

Current tax on surplus for the year - - - - 

Adjustment in respect of previous periods - - - - 
     

Total current tax - - - - 
     

Deferred tax     

Origination and reversal of timing differences - - - - 

Changes to tax rates - - - - 
     

  - - - - 

     

Taxation on surplus on ordinary activities - - - - 

 
The tax assessed for the year differs to the standard rate of corporation tax in the UK applied to surplus before tax.  The 
differences are explained below: 

 Group Association 

 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 

Surplus on ordinary activities before tax 8,663 14,394 9,603 13,658 

      

Surplus on ordinary activities at the standard rate of 
corporation tax in the UK of 19% (2022 - 19%) 

1,652 2,735 1,825 2,595 

Effects of:     

Charitable not subject to tax (1,652) (2,735) (1,825) (2,595) 

Tax on non-charitable activity - - - - 

Adjustment to tax charge in respect of previous 
periods 

- - - - 

     

Total tax charge for period - - - - 

 
The aggregate current and deferred tax relating to items recognised in other comprehensive income is nil (2022: charge of £nil). 
 
Factors that may affect future tax charges 
 
The group has some tax losses arising which will be carried forward to future years.  
 
No provision has been made for deferred tax on gains recognised on revaluing property to its market value or on the sale of 
properties where potentially taxable gains have been rolled over into replacement assets.  Such tax would become payable only 
if the property were sold without it being possible to claim rollover relief.  At present, it is not envisaged that any tax will become 
payable in the foreseeable future. 
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16 

 
Tangible fixed assets - Housing properties – Group and Association 

 General needs 
completed 

General needs 
under 

construction 

Shared 
ownership 
completed 

Shared 
ownership  

under 
construction 

Keyworker/INT 
accommodation 

completed 
Total 

Group and Association 
 

  £'000 £'000 £'000 £’000 £’000 £’000 

Cost:       
At 1 April 2022  592,567 28,701 66,345 3,928 2,530 694,071 

Additions: -    construction costs - 34,644 - 11,875 - 46,519 

 -    replaced components 4,747 - - - - 4,747 

Transfer to completed properties  39,908 (39,908) 11,533 (11,533) - - 

Disposals:  - stair-casing sales properties - - (1,311) - - (1,311) 

- RTB  property sales (116) - - - - (116) 

- replaced components (1,263) - - - - (1,263) 

- other (149)     (149) 
              

At 31 March 2023  635,694 23,437 76,567 4,270 2,530 742,498 
 

      

Depreciation:       
At 1 April 2022 (54,365) - (1,738) - (445) (56,547) 

Charge for the year (6,360) - - - (24) (6,384) 

Eliminated on disposals:       
-     property sales  41 - 46 - - 87 

-       replaced components 999 - - - - 999 
             

At 31 March 2023 (59,685) - (1,692) - (469) (61,846) 
 

      

Net book value at 31 March 2023 576,010 23,437 74,875 4,270 2,061 680,652 
 

      

Net book value at 31 March 2022 538,202 28,701 64,607 3,928 2,085 637,523 



Soha Housing Limited  
 

Notes forming part of the financial statements for the year ended 31 March 2023 (continued) 
 

 
16 

 
Tangible fixed assets - Housing properties – Group and Association (continued)  

 

51 | P a g e  

 

 2023 2022 

  £'000 £'000 

The net book value of housing properties may be further analysed as: 

Freehold 661,943 618,751 

Long leasehold 18,558 18,612 

Short leasehold 151 160 

    

  680,652 637,523 

   

 2023 2022 

  £'000 £'000 

Interest capitalised in the year (note 14) 2,299 2,073 

Rate used for capitalization 

 
 4.127% 4.275% 

If housing property had been accounted for under the historic cost accounting rules, the properties would have been 
measured as follows: 
 2023 2022 

  £'000 £'000 

Historic cost 493,764 443,771 

Accumulated depreciation (61,846) (56,547) 

    

  431,918 387,224 

   

Works to properties 2023 2022 

  £’000 £’000 

Improvements to existing properties capitalised  4,747 4,513 

Major repairs expenditure to income and expenditure account 3,596 2,362 

    

    

  8,343 6,875 

   

Total Social Housing Grant received or receivable to date is as follows: 2023 2022 

  £'000 £'000 

Capital grant – Housing Properties 50,848 50,992 

Recycled Capital Grant Fund 15 486 

Revenue Grant – reserves 8,298 7,651 

Revenue grant – I&E 644 647 

   

 59,805 59,776 
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Housing properties accounted for under the valuation based EUV-SH as at 31 March 2023 

 2023 2022 

 £’000 £’000 

Valuation at beginning of year 699,000 670,727 

Additions 51,441 32,645 

Disposals (2,105) (4,373) 

Valuation at end of year 748,337 699,000 

 
Impairment 
 
The group considers an individual property to represent a cash generating unit (CGU) when assessing for impairment in 
accordance with the requirements of FRS102 and SORP 2018.  No provisions for impairment were required. 
 
Deemed cost 

On transition to FRS102, Soha Housing Limited took the option of carrying out a one off valuation on a number of its housing 
properties and using that amount as deemed cost. To determine the deemed cost at 1 April 2014, the Group engaged Savills 
to value housing properties on an Existing Use Value for Social Housing (EUV-SH) basis at 31 March 2016. The 31 March 2015 
valuation was reduced by 3.7% to arrive at the 1 April 2014 deemed cost. Housing properties are subsequently measured at 
cost. 

This valuation was undertaken by Savills Housing and Healthcare Division, a 100-strong team established for over 20 years 
and widely recognised as one of the leading teams of specialist valuers and property advisors in the social housing sector.  
They act for over 300 Registered Providers, all existing lenders, lawyers and rating agencies in the sector (without exception), 
and have driven a high proportion of Statutory Accounts valuations (for commensurate “G15” and national organisations), Bond 
Issuances (and their revaluations) and a cross section of land/consultancy projects. 

The valuation was carried out as a desktop exercise on an EUV-SH basis using discounted cash flows. The property portfolio 
was grouped by a number of key parameters to determine the valuation including: 

- Location 
- Spread 
- Usage categories 

- Age  
- Construction 
- Property Type 

- Tenure Type 
- Rental streams less key deductions for 

expected maintenance and 
management costs 

The resultant cash flow was calculated over perpetuity with the net income in the final year capitalised into perpetuity with an 
assumption of 1.0% real rent increase per annum with a discount rate of 4.75% real.  
 
Securitised housing assets 

As security for the loans (note 28), there is a fixed charge 4,465 units (2022: 4,875) with a net book value of £343m (2022: 
£377m). 
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17 Other tangible fixed assets – Group and Association 
 

   Fixtures,  

   fittings,  

 Office  tools and  

Group and Association buildings Vehicles equipment Total 

  £'000 £'000 £'000 £'000 
     

Cost or valuation     

At 1 April 2022 1,815 98 5,647 7,560 

Additions - - 445 445 

Disposals - - - - 
     

At 31 March 2023 1,815 98 6,092 8,005 
          

     

Depreciation     

At 1 April 2022 (314) (91) (4,204) (4,609) 

Charge for year (22) (7) (558) (587) 

Disposals - - - - 

     

At 31 March 2023 (336) (98) (4,762) (5,196) 
          

 

        Net book value 

At 31 March 2023 1,480 - 1,331 2,811 
          

     

At 31 March 2022 1,501 7 1,443 2,952 

          

 
 
18 

 
Investment properties – Group and Association 

 

 Market rent Land Total 

  £'000 £'000 £'000 
    

At 1 April 2022 465 675 1,140 

Revaluations 15 (125) (110) 
        
    

At 31 March 2023 480 550 1,030 
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18 Investment properties – Group and Association (continued) 
 

The group’s investment properties are valued annually on 31 March at fair value, determined by an independent, professionally 
qualified valuer.  The valuations were undertaken in accordance with the Royal Institution of Chartered Surveyors' Appraisal 
and Valuation Manual.   
 
There was £110k deficit on revaluation of investment property this year as advised by the valuer’s. Therefore £110k was debited 
to the Statement of Comprehensive Income for the year.   
 
 

 
19 Investments - Homebuy loans – Group and Association 

 
 2023 2022 

  £'000 £'000 

   

At 1 April 1,020 924 

Revalued 92 96 

Loans redeemed - - 

    
   

At 31 March 1,112 1,020 

 
Investments in Homebuy loans represent an equity stake in third party properties purchased under the following schemes: 
 
Easymove mortgages 
Starter home initiative 
Shared equity loans 
 
Security for the loans is based on the assets the loans relate to and repayment terms vary depending on the type of the loan. 
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20 Fixed asset investments 
 
Details of Subsidiary undertakings, associated undertakings and other investments 
 
The principal undertakings in which the Association has an interest in are as follows: 
 

Name 
Country of 
incorporation or 
registration 

Proportion of 
voting rights / 
ordinary share 
capital held 

Nature of business Nature of entity 

          

Subsidiary undertakings     

SIB Property Ltd (formerly 
Soha in Business) 

England 100% 

Principal activity 
relates to the 
development and 
construction of 
housing 

Incorporated 
company  

Soha Neighbourhood Services 
Ltd  

England 100% Dormant 
Co-operative and 
Community Benefit 
Society 

     

 

 
21 

 
Properties for sale 

 

GROUP & ASSOCIATION 

 
First 

tranche 
shared 

ownership 
properties Total 

 
First 

tranche 
shared 

ownership 
properties Total 

  2023 2023  2022 2022 

   £'000 £'000  £'000 £'000 

       

Work in progress  4,217 4,217  3,876 3,876 

Completed properties  8,023 8,023  2,289 2,289 

        

  
      

 12,241 12,241  6,165 6,165 

 
The stock figure above includes capitalised interest of £284k (2022: £177k).  
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22 Debtors 
 

 Group Association 

 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Due within one year     

Rent and service charge arrears 2,805 3,634 2,805 3,634 

Less: Provision for doubtful debts (234) (204) (234) (204) 

 2,571 3,430 2,571 3,430 

Other debtors 561 643 561 643 

Prepayments and accrued income 1,768 1,097 1,768 1,097 

Recoverable VAT 43 16 43 5 

 4,942 5,186 4,942 5,175 

 
 
23 Cash and cash equivalents 

 
 Group Association 

 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Cash at bank and in hand 6,823 21,472 6,756 20,467 

Cash at bank – sinking fund 117 88 117 88 

  
    

6,940 21,560 6,873 20,555 

 
The cash balance of £116,176 relates to monies held on behalf of property sinking funds, which are not available for general 
distribution. 
 

 
24 Creditors: amounts falling due within one year 

 

 Group Association 

  2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Loans and borrowings (note 28) 5,174 3,659 5,174 3,659 

Trade creditors 3,600 3,017 3,542 2,960 

Rent and service charges received in advance 1,032 1,654 1,032 1,654 

Taxation and social security 193 162 193 162 

Development and maintenance accruals 6,015 5,568 6,015 5,568 

Deferred capital grant (Note 26) 644 647 644 647 

Other accruals and deferred income 3,605 3,501 3,597 3,487 

Other creditors 117 90 117 90 

      

  
    

20,380 18,298 20,315 18,227 

 
 
 
 



Soha Housing Limited  
 

Notes forming part of the financial statements for the year ended 31 March 2023 (continued) 
 

 

57 | P a g e  

 

25 Creditors: amounts falling due after more than one year 
 

 Group Association 

 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Loans and borrowings (Note 28) 309,294 284,525 309,294 284,525 

Deferred capital grant (Note 26)  50,204 50,345 50,204 50,345 

Recycled capital grant fund (Note 27) 15 486 15 486 

      

  
    

359,513 335,357 359,513 335,357 

 
 

26 Deferred capital grant  
 Group Association 
 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

At 1 April  50,992 51,679 50,992 51,679 

Grants received during the year - 151 - 151 

Grants recycled to the RCGF (92) (192) (92) (192) 

Grants recycled from the recycled capital grant fund 592 - 592 - 

Released to income during the year (644) (647) (644) (647) 

      

At 31 March 50,848 50,992 50,848 50,992 

     

 
27 Recycled capital grant fund – Group and Association 

 

 2023  2022 

  £'000   £'000 
    

At 1 April 486  263 

Inputs to fund:    

-     grants recycled from deferred capital grants  92  192 

-     grants recycled from statement of comprehensive income 23  31 

-     interest accrued 6  - 

Recycling of grant:    

-     new build (592)  - 
    

   

  

 

At 31 March 15 486 
  

  

 

Amounts 3 years or older where repayment may be required - - 

 
Withdrawals from the recycled capital grant fund were used for the purchase and development of new housing schemes for 
letting and for approved works to existing properties. 
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28 Loans and borrowings – Group and Association 
 
 Maturity of debt:     

 

 Bank loans Capital Markets Other loans 
Financing 

costs 
Total 

      
 2023 2023 2023 2023 2023 

  £'000 £'000 £'000 £’000 £'000 
      

In one year or less, or on demand 1,000 1,333 3,014 (173) 5,174 

In more than one year but not more than two years 1,000 1,333 3,190 (173) 5,350 

In more than two years but not more than five years 3,000 13,500 10,791 (386) 26,905 

Five years + Instalments at an average rate of 4.2% 12,500 149,333 116,174 (969) 277,038 

      

  17,500 165,500 133,169 (1,701) 314,468 

      

 Bank loans Capital Markets Other loans 
Financing 

costs 
Total 

      

 2022 2022 2022 2022 2022 

  £'000 £'000 £'000 £’000 £'000 
      

In one year or less, or on demand 1,000 - 2,849 (190) 3,659 

In more than one year but not more than two years 1,000 1,333 3,014 (190) 5,157 

In more than two years but not more than five years 3,000 6,667 10,175 (110) 19,732 

Five years + Instalments at an average rate of 4.2% 13,500 152,000 94,981 (844) 259,637 

      

  18,500 160,000 111,019 (1,335) 288,184 
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28 Loans and borrowings – Group and Association (continued) 
 

Loans are secured by specific charges on the housing properties of the group. The loans bear interest at fixed rates or variable 
rates calculated at a margin above the Sterling Overnight Index Average rate (SONIA). 
 
Amounts due on all loans are secured by a fixed charge over a total of 4,465 units (2022: 4,875).  
 
At 31 March 2023 the group had undrawn loan facilities of £89.5m. 
 

 
29 

 
Financial instruments   

 
The Group’s and Association’s financial instruments may be analysed as follows: 
 

 Group Association 
 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Financial assets     

Financial assets measured at fair value     

-       Investments: homebuy loans 1,112 1,020 1,112 1,020 
     

Total financial assets at fair value 1,112 1,020 1,112 1,020 

     
 

 
30 Pension liability 

 

SHPS SHPS 

 2023 2022 

  £'000 £'000 
     

At 31 March 2023 3.331 3,361 

 
Social Housing Pension Scheme 
 
The Group participates in the Social Housing Pension Scheme (the Scheme), a multi-employer scheme which provides benefits 
to some 500 non-associated employers. The Scheme is a defined benefit scheme in the UK.  
 
The Scheme is subject to the funding legislation outlined in the Pensions Act 2004 which came into force on 30 December 2005. 
This, together with documents issued by the Pensions Regulator and Technical Actuarial Standards issued by the Financial 
Reporting Council, set out the framework for funding defined benefit occupational pension schemes in the UK.  
 
The last triennial valuation of the scheme for funding purposes was carried out as at 30 September 2020. This valuation revealed 
a deficit of £1,560m (2017 £1,522m). A recovery plan has been put in place with the aim of removing this deficit by 31 March 
2028.  
 
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.  
 
As part of the SHPS triennial valuation the cost of the defined benefit scheme was increased to members. As a result the 
majority of staff moved to the defined contribution scheme.  As part of the review the Group also closed its defined benefit 
scheme to new entrants.  Currently there are less than ten current members of the defined benefit scheme which will close at 
31March 2023. 
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Present Values Of Defined Benefit Obligation, Fair Value Of Assets And Defined Benefit Asset 
(Liability) 

  31 March 2023 1 April 2022 

  £'000 £'000 

Fair value of plan assets 14,558 23,414 

Present value of defined benefit obligation (17,889) (26,775) 

Deficit in plan (3,331) (3,361) 

      
 
 
30 Pension liability (continued) 

Reconciliation of Opening and Closing Balances of the Defined Benefit Obligation 

  Year ended  Year ended 

31 March 2023  31 March 2022 

  £’000  £’000 

Defined benefit obligation at start of period 26,775  27,857 

Current service cost 79 669 

Expenses 15 15 

Interest expense 740  614 

Contributions by plan participants -  35 

Actuarial (gains)/losses due to scheme experience (928)  708 

Actuarial  gains due to changes in demographic 
assumptions 

(38) 
 

(398) 

Actuarial gains due to changes in financial 
assumptions 

(8,225) 
 

(2,393) 

Benefits (gain) (529)  (332) 

Defined benefit obligation at end of period 17,889  26,775 

 
Reconciliation of Opening and Closing Balances of the Fair Value Of Plan Assets 
  Year ended  Year ended 

  31 March 2023  31 March 2022 

  £’000  £’000 

Fair value of plan assets at start of period 23,414  21,750 

Interest income 658  484 

Experience on plan assets (excluding amounts 
included in interest income) – (loss)/gain 

(9,881) 
 

434 

Contributions by the employer 896  1,043 

Contributions by plan participants -  35 

Benefits (expenses) (529)  (332) 

Fair value of plan assets at end of period 14,558  23,414 
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30 Pension liability (continued) 

 

The actual return on the plan assets (including any changes in share of assets) over the period from April 2022 to 
31 March 2023 was £918,000. 

   

Defined Benefit Costs Recognised In Statement Of Comprehensive Income (SOCI) 

    Year ended 

    31 March 2023 

    £’000 

Current service cost 79 

Expenses 15 

Net interest expense 82 

Defined benefit costs recognised in statement of comprehensive income (SOCI) 176 

   

Defined Benefit Costs Recognised In Other Comprehensive Income 

    Year ended 

    31 March 2023 

  £’000 

Experience on plan assets (excluding amounts included in net interest cost) – gain/(loss) (9,881) 

Experience gains and losses arising on the plan liabilities – gain/(loss) 928 

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

38 

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

8,225 

Total amount recognised in other comprehensive income – gain/(loss) (690) 
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30 Pension liability (continued) 

Assets 

 31 March 2023 31 March 2022 

  £’000 £’000 

Global Equity 272 4,493 

Absolute Return 158 939 

Distressed Opportunities 441 838 

Credit Relative Value 549 778 

Alternative Risk Premia 27 772 

Emerging Markets Debt 78 681 

Risk Sharing 1,072 771 

Insurance-Linked Securities 367 546 

Property 627 632 

Infrastructure 1,663 1,668 

Private Debt 648 600 

Opportunistic Illiquid Credit 623 787 

High Yield 51 202 

Opportunistic Credit 1 83 

Cash 105 80 

Corporate Bond Fund - 1,562 

Long Lease Property 439 603 

Secured Income 668 872 

Liability Driven Investment 6,704 6,534 

Currency Hedging 28 (92) 

Net Current Assets  37 65 

Total assets 14,558 23,414 

   

None of the fair values of the assets shown above include any direct investments in the employer’s own financial 
instruments or any property occupied by, or other assets used by, the employer. 

Key Assumptions 

  31 March 2023 31 March 2022 

  % per annum % per annum 

Discount Rate 4.85% 2.79% 

Inflation (RPI) 3.18% 3.51% 

Inflation (CPI) 2.78% 3.16% 

Salary Growth 3.78% 4.16% 
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30   Pension liability (continued)  
 

Allowance for commutation of pension for cash at retirement 
 75% of maximum 

allowance  
 75% of maximum 

allowance  

   
 

The mortality assumptions adopted at 31 March 2023 imply the following life expectancies: 

   

    Life 
expectancy at 

age 65 
    Years 

Male retiring in 2023   21.0 

Female retiring in 2023   23.4 

Male retiring in 2043   22.4 

Female retiring in 2043   24.9 

 
 
31 Share capital 
  2023 2022 

    £ £ 

    

At 1 April  
761 766 

Shares issued in the year  
94 37 

Shares cancelled in the year   (74) (42) 
    

At 31 March    781 761 

 
The share capital of the association consists of shares with a nominal value of £1 each, which carry no rights to dividends or 
other income.  Shares in issue are not capable of being repaid or transferred.  When a shareholder ceases to be a member, 
that share is cancelled and the amount paid thereon becomes the property of the association.  Therefore, all shareholdings 
relate to non-equity interests. 

 
 
32 

 
Contingent liabilities 

 
The Group receives grant from Homes England, which is used to fund the acquisition and development of housing properties 
and their components. The Group has a future obligation to repay such grant once the properties are disposed of. At 31 March 
2023, the value of grant received in respect of these properties that had not been disposed of was £50.8m. 
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33 Operating leases - Group and Association 
 
The group and the association had minimum lease payments payable under non-cancellable operating leases as set out below: 
 

Amounts payable as Lessee Land & Buildings Other 

 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Not later than 1 year - - 26 3 

Later than 1 year and not later than 5 years - - 21 - 

Later than 5 years - - - - 

     

Total - - 47 3 

  
 
The group and the association had minimum lease payments receivable under non-cancellable operating leases as set out 
below: 
 

Amounts receivable as Lessor Land & Buildings 

 2023 2022 

  £'000 £'000 

   

Not later than 1 year 38 38 

Later than 1 year and not later than 5 years 150 151 

Later than 5 years 3,254 3,309 

   

Total 3,442 3,498 

 
The amounts receivable represent the ground rent receivable on leasehold properties over the terms of the lease. 

 
 
34 Capital commitments 

 
 

 Group Association 
 2023 2022 2023 2022 

  £'000 £'000 £'000 £'000 
     

Commitments contracted but not provided for:      

Maintenance 13,349 11,330 13,349 11,330 

Construction 64,002 66,127 64,002 66,127 

     

Commitments approved by the Board but not 
contracted for: 

    

Construction 25,149 50,615 25,149 50,615 

      

 102,500 128,071 102,500 128,071 

 
Capital commitments for the group and the association will be funded from existing reserves, property sales and drawing down 
on existing facilities.   
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35 Related party disclosures  
 
The ultimate controlling party of the group is Soha Housing Limited.  There is no ultimate controlling party of Soha Housing 
Limited – Registered social housing provider. 
 
The Board includes four (2022: four) tenant members who hold a tenancy agreement on normal terms and cannot use their 
position to their advantage.  The rent charged for the year was £26k (2022: £25k) and the tenants had a net balance of £nil at 
the 31 March 2023 (31 March 2022: £(1,015).  
 
As a result of a change in the membership of Soha, there are 771 (2022: 757) other members who are not Board members but 
who hold either a tenancy agreement on normal terms or are shared owners who hold leases and cannot use their position to 
their advantage. The rent charged for the year for these members was £4,230k (2022: £3,856k) and the tenants had a net credit 
balance of £33k (2022: £46k) at the 31 March 2023.  
 
Total compensation paid to key management personnel for services provided to the group was £676k (2022: £744k), including 
£59k of employers’ pension contribution. 
 
 
Transactions with non-regulated entities 
 
The association provides management services, other services and loans to its subsidiary.  The association does not receive 
any charges from its subsidiary.  The quantum and basis of those charges is set out below.  
 

 Management 
charges 

Interest charges 

Payable to Association by 2023 2022 2023 2022 

subsidiary: £'000 £'000 £'000 £'000 

     

SIB Property Ltd 7 30 - 173 

      

  7 30 - 173 

 
 

 
Intra-group management fees  

 
Intra-group management fees are receivable by the association from its subsidiary to cover the running costs the association 
incurs on its behalf.  The management fee is calculated based on an agreement between the association and its subsidiary 
dated March 2012, which is reviewed and updated on an annual basis. 
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Transactions with non-regulated entities 

  
 
Other intra-group charges 
 
Other intra-group charges payable to the association from subsidiary relate to staff recharges and gift aid payments. 
 

          

 

 
36 

 
Post balance sheet events 

 
There are no post balance sheet events. 
 
 
37 

 
 
Net debt reconciliation 

  

Cashflows 

Acquisition 
& disposal 

of 
subsidiarie

s 

New 
finance 
leases 

Other non-
cash 

changes 

 
 

01 April 31 March 

 

2022 2023 
 £'000 £'000 £'000 £'000 £'000 £'000 

       

Cash and cash equivalents 21,560 (14,620) - - - 6,940 

Bank loans (18,500) 1,000 - - - (17,500) 

Other loans (269,684) (27,285) - - - (296,969) 

       

Net debt (266,624) (40,905) - - - (307,529) 

 

35 Related party disclosures (continued)  
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