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BOARD REPORT 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 

1. Principal activity 
 
Waltham Forest Housing Association (WFHA) is a registered provider of social housing. We have 
operated solely in the London Borough of Waltham Forest for more than sixty years.  
 
We currently own 329 homes; 155 general needs, 152 sheltered housing, 21 supported housing and 
1 is leased to another provider to house young homeless people.  
 
The supported housing units are provided in partnership with Outward Housing and Outlook Care 
who are specialist organisations in supporting people with learning disabilities and autism. 
 
All our homes are provided at social rent.  
 
We are a community focused, values-based, tenant-centric organisation with an excellent 
reputation for “punching above our weight”. 
 
Our vision: WFHA is working to deliver a future where everyone, in every community we serve, has 
a safe, truly affordable home and great life chances in a society where they are valued and 
respected. 

 
 Our values: 
 

 We RESPECT people and communities through our belief in equality, inclusion and the value of 
diversity. We believe that structural inequalities in our society create systemic disadvantages. 
We are an anti-racist organisation with zero tolerance to discrimination. 

 We EMPOWER people and communities by maximising strengths and opportunities and building 
resilience. 

 We are AMBITIOUS, constantly improving, delivering better value for money and striving to 
provide more homes and services. 

 We CARE about what we do, step up to take responsibility and are passionate about our social 
purpose and making a positive difference. 

 We are HONEST, act with integrity and are accountable to our tenants, our partners and each 
other. 
 

 
2. Performance 

In 2025/26, WFHA delivered a significantly improved financial performance, achieving an operating 
surplus of £316,041 compared with an operating deficit of £118,752 in 2024/25. Turnover increased 
to £3,101,778, while operating costs were reduced to £2,785,737. This represents a strong recovery 
from the previous year, when the reported deficit was materially affected by the expensing of 
abortive development costs relating to the planned Chingford scheme.  
 
The Association also ended the year with a surplus for the year of £203,834 and total comprehensive 
income of £211,834. Cash and cash equivalents increased to £1,635,385 at 31 March 2026, compared 
with £1,444,175 at the previous year end, and net current assets strengthened to £1,240,879. This 
provides continued financial resilience while enabling WFHA to maintain investment in core landlord 
services and meet its obligations to tenants, lenders and regulators.  
 
Operational performance remained very good overall.  
 
Reactive maintenance costs were affected by increased component costs, wider economic and 
supply-chain pressures, and the transition between repairs contractors. 
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BOARD REPORT (continued) 
 
FOR THE YEAR ENDED 31 MARCH 2026 

 
Key service outcomes remained strong in important areas. Tenant satisfaction with the most recent 
repair was reported at 99.4% in Quarter 4, with year-to-date satisfaction of 97%. Emergency repairs 
were completed within target in 47 out of 47 cases in Quarter 4, and routine repairs were completed 
within target in 53 out of 53 cases. We comfortably met loan covenant compliance throughout the 
year, and cash cover at year end was equivalent to eight months against a target of three months’ 
operating costs.  
 
Internal audit outcomes provided further assurance over the effectiveness of WFHA’s governance 
and control environment. The 2025/26 Housing Management audit, covering void management, rent 
income and arrears management, allocations and repairs management, resulted in reasonable 
assurance overall. The Consumer Regulations review, focused on complaints, resulted in substantial 
assurance, with no recommendations made and no key risks identified.  
 
Overall, WFHA entered 2026/27 in a stronger position than the previous year: financially improved, 
compliant with its core financial rules and covenants, and with performance exceptions subject to 
clear scrutiny and management action. The Board will continue to monitor repairs costs, void 
turnaround, landlord compliance and tenant-facing performance closely, ensuring that resources 
are directed to areas that most directly support safe homes, good services and long-term 
organisational resilience.  
 

 
3 Tenant satisfaction 
 

In 2025, Acuity Research & Practice was commissioned to undertake an independent tenant 
satisfaction survey for WFHA, collecting the Tenant Satisfaction Measures required by the Regulator 
of Social Housing. The survey was carried out as a full census of all 328 households, with tenants 
invited to respond by post, telephone or online; 135 responses were received, representing a 41% 
response rate.  
 
The results showed that overall tenant satisfaction remained strong, with 79% of tenants satisfied 
with the service provided by WFHA. This represented a two-percentage point increase from the 
previous survey in 2023, while dissatisfaction reduced from 18% to 13%.  

 
 

4 Board effectiveness 
 
During 2025/26, the Board continued to build on the positive findings of the independent governance 
review, with a clear focus on Board development, succession planning, effective challenge and long-
term organisational resilience. 
 
The Board performance review process was completed during the year, and included assessment of 
collective skills, individual development needs, Board culture, competencies and succession risks. 
The process confirmed a high level of collective competence and strong Board culture, with 
members recognising the value of collaborative working, mutual respect, healthy challenge and 
maintaining independent thinking.  
 
Board development during the year was intentionally forward-looking. The Board used Away Days 
to consider the future direction of WFHA, including tenant voice, sector risks and succession 
planning.   
 
Overall, the Board remained effective, values-led and alert to the changing environment in which 
WFHA operates. Its development during 2025/26 strengthened succession planning, supported new 
and existing members, maintained effective scrutiny and assurance, and ensured that the Board 
remained focused on safe homes, tenant voice, financial resilience and WFHA’s long-term purpose.  
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BOARD REPORT (continued) 
 
FOR THE YEAR ENDED 31 MARCH 2026 

 
5 Value for Money 

 
5.1 Our Value for Money Strategy 

 
Our Value for Money Strategy commits us to delivering economy, efficiency, effectiveness and 
equity, and is mapped to our Business Plan for 2024/27, the objectives of which are: 

 
1. Our tenants - Ensure that our tenants continue to receive excellent services, can influence their 

development and improvement, and that we’re held accountable by our tenants for our 
performance. 

2. Our homes - Ensure that our homes remain safe and affordable, and become fuel efficient, 
contributing to carbon reduction. 

3. Our organisation - Ensure that our organisation continues to be values-based, well governed, 
efficient, and resilient. 

4. Our voice - Continue to use our voice to influence sector and wider initiatives, in the best interests 
of the communities we serve. 

 
5.2 Regulator of Social Housing (RSH) Value for Money metrics 

 
 

RSH metric Achieved 
2024/25 

Achieved 
2025/26 

Target 
2025/26 

Acuity 
Benchmark 
2025 

Target 
2026/27 

1 Reinvestment 1.84% 1.94% 4% 3.4% 6% 
2 New supply 0% 0% 0% 0% 0% 
3 Gearing 0.07% (2.3)% 3.88% 13.80% 1.6% 
4 EBITDA interest cover 114% 267% 410% 113% 419% 
5 Cost per unit £6,061 £7,252 £6,902 £6,524 £7,080 
6 Operating margin: 

Social housing  
Overall 

 
22.08% 
(3.80)% 

 
8.97% 
10.74% 

 
10.1% 
13.2% 

 
17.30% 
15.37% 

 
18.36% 
14.07% 

7 ROCE (0.79)% 2.10% 2.58% 3.10% 2.94% 
 

 
WFHA remains committed to delivering value for money through a balance of economy, efficiency, 
effectiveness and social value. During 2025/26, the Association achieved a significant improvement 
in its overall financial performance, with the overall operating margin increasing from a deficit 
position of (3.80)% in 2024/25 to a positive 10.74%, while Return on Capital Employed (ROCE) 
improved from (0.79)% to 2.10%. These improvements reflect the recovery from the one-off impact 
of abortive development costs reported in the previous year and demonstrate the underlying 
strength and sustainability of the Association’s core business.  
 
Cost per unit increased from £6,061 to £7,252. This reflects wider inflationary pressures, increased 
component and contractor costs, and continued investment in maintaining the quality and safety of 
homes. As a small London-based housing association with a significant proportion of sheltered and 
supported housing, WFHA continues to experience cost pressures that differ from many larger 
landlords. The Board nevertheless remains focused on ensuring that expenditure delivers tangible 
benefits for tenants and supports long-term asset sustainability.  
 
Overall, the Board is satisfied that the Association has continued to deliver strong value for money 
during 2025/26. Financial resilience strengthened, key efficiency indicators improved significantly, 
investment in existing homes continued, and resources remained focused on delivering safe homes, 
high levels of tenant satisfaction and long-term organisational sustainability.   
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BOARD REPORT (continued) 
 
FOR THE YEAR ENDED 31 MARCH 2026 

 
6 Compliance with the Regulatory Framework and Code of Governance 

 
The Association is compliant with the Governance and Financial Viability Standard as set out by the 
Regulator of Social Housing.  
 
The Association has elected to adopt the principles of the new National Housing Federation’s Code 
of Governance (2020) and was compliant by 31 March 2026.  

 
7 Statement of Board responsibilities in respect of the accounts 

 
The Board is responsible for preparing the Board’s Report and the financial statements in 
accordance with applicable law and regulations. 
 
Co-operative and Community Benefit Society law requires the Board to prepare financial statements 
for each financial year. Under those regulations the Board have elected to prepare the financial 
statements in accordance with UK Accounting Standards, including FRS 102 (the Financial Reporting 
Standard applicable in the UK and Republic of Ireland). 
 
The Board must not approve the financial statements unless they are satisfied that they give a true 
and fair view of the state of affairs of the Association and of the surplus or deficit of the Association 
for that period. 
 
In preparing these financial statements, the Board is required to: 

 Select suitable accounting policies and apply them consistently; 
 Make judgements and estimates that are reasonable and prudent; and 
 Prepare the financial statements on the going concern basis unless it is inappropriate to 

presume that the Association will continue in business. 
 

The Board is responsible for keeping proper books of account that are sufficient to show and explain 
the Association’s transactions and disclose with reasonable accuracy, at any time, the Association’s 
financial position and enable them to ensure that its financial statements comply with the Co-
operative and Community Benefit Societies Act 2014, the Housing and Regeneration Act 2008 and 
the Accounting Direction for Private Registered Providers of Social Housing 2022.  
 
The Board is responsible for taking reasonable steps to safeguard the assets of the Association and 
to prevent and detect fraud and other irregularities. 
 
The Board is responsible for the maintenance and integrity of corporate and financial information 
included in the Association’s website. Legislation in the UK governing the preparation and 
dissemination of financial statements may differ from legislation in other jurisdictions. 

 
8 Internal controls  

 
The Board is responsible for the Association’s system of internal control, and recognises that such 
a system can provide reasonable, but not absolute, assurance against material misstatement or loss. 

 
The main features of the internal financial control system are: 

 written standing orders and financial regulations which delineate responsibilities and levels 
of authorities 

 financial golden rules 
 annual budgets, set in the context of a longer-term business plan with clear accountability 

for control of each part of the budget 
 formal budgetary control arrangements with a quarterly reporting cycle 
 Board approval of the parameters under which new investments in properties are entered 

into 
 an independent internal audit function working to a risk-based audit plan 
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BOARD REPORT (continued) 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 

The Board has reviewed the effectiveness of the system of internal control over the past year and 
are satisfied that internal controls are effective. 

 
9 Risk management 

The Board recognises that effective risk management is fundamental to the long-term success and 
resilience of the Association. Throughout 2025/26, the executive team maintained and regularly 
reviewed the corporate risk register, with emerging and changing risks considered by the Finance, 
Audit and Risk Committee (FARC) and reported to the Board.  
 
The Board continued to receive assurance regarding the effectiveness of internal controls, 
compliance arrangements, financial management and operational performance, enabling risks to be 
identified and addressed in a timely and proportionate manner.  
 
During the year, the Association strengthened its long-term planning framework through the 
development of a new 30-year financial plan. The plan enables the Board to assess the long-term 
sustainability of the organisation under a range of scenarios and assumptions, including future 
investment requirements, inflationary pressures, regulatory change and evolving tenant needs. This 
longer-term view supports strategic decision-making and provides additional assurance regarding 
the ongoing viability of the Association.  
 
In summer 2026, the Association also completed a comprehensive stock condition survey of its 
homes. The survey confirmed that the overall condition of the housing stock remains consistent with 
management expectations and identified no significant or unforeseen liabilities. The findings have 
been incorporated into future investment planning and provide further assurance regarding the 
adequacy of anticipated expenditure on the maintenance, improvement and safety of our homes.  
 
The Association continues to maintain a strong balance sheet, healthy liquidity and low levels of 
borrowing. Financial performance improved during 2025/26, cash balances increased and loan 
covenant compliance was maintained throughout the year. The Board regularly reviews cash flow 
forecasts, business planning assumptions and financial stress-testing scenarios in order to 
understand the organisation’s resilience to adverse events and changing economic conditions.  
 
Having considered the Association’s financial position, risk management arrangements, available 
resources, cash flow forecasts, stress-testing outcomes, the new 30-year financial plan and the 
results of the stock condition survey, the Board has a reasonable expectation that the Association 
has adequate resources to continue in operational existence for the foreseeable future. Accordingly, 
the financial statements have been prepared on the going concern basis.  

 
10 Disclosure of information to the auditor 

 
In the case of each person who was a Board member at the time this report was approved, so far as 
each member is aware: 
 

 There was no relevant audit information of which the Association’s auditor was unaware; 
and 

 Each member had taken all steps that the member ought to have taken as a member to 
make herself or himself aware of any relevant audit information and to establish that the 
Association’s auditor was aware of that information.   
 

By order of the Board  
 
 
Josephine Parsons 
Board member and Treasurer 
Date: 

J E Parsons

17 Sep 2026
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF WALTHAM FOREST HOUSING ASSOCIATION 
LIMITED 

 
Opinion 
 
We have audited the financial statements of Waltham Forest Housing Association for the year ended 31 

March 2026, which comprise the Statement of Comprehensive Income, the Balance Sheet, the Statement 
of Changes in Equity, the 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). 
 
In our opinion the financial statements: 

 give a true and fair view of the state of Waltham Forest Housing Association’s affairs as at 31 March 
2026 and of its income and expenditure for the year then ended;  

 have been properly prepared in accordance with United Kingdom Generally Accepted Accounting 
Practice;  

 have been prepared in accordance with the Co-operative and Community Benefit Societies Act 2014, 
the Housing and Regeneration Act 2008, and the Accounting Direction for Private Registered Providers 
of Social Housing 2022. 

 
Basis for opinion 
We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and 
applicable law. Our responsibilities under those standards are further described in the Auditor’s 
responsibilities for the audit of the financial statements section of our report. We are independent of the 
Association in accordance with the ethical requirements that are relevant to our audit of the financial 
statements in the UK, including the FRC’s Ethical Standard, and we have fulfilled our other ethical 
responsibilities in accordance with these requirements. We believe that the audit evidence we have 
obtained is sufficient and appropriate to provide a basis for our opinion. 
 
Conclusions relating to going concern 
In auditing the financial statements, we have concluded that the Board’s 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 other information comprises the information included in the board report, other than the financial 
statements and our auditor’s report thereon. The Board is responsible for the other information. 
 
Our opinion on the financial statements does not cover the other information and we do not express any 
form of assurance conclusion thereon. 
 
In connection with our audit of the financial statements, our responsibility is to read the other information 
and, in doing so, consider whether the other information is materially inconsistent with the financial 
statements or our knowledge obtained in the audit or otherwise appears to be materially misstated. If we 
identify such material inconsistencies or apparent material misstatements, we are required to determine 
whether there is a material misstatement in the financial statements or a material misstatement of the 
other information. If, based on the work we have performed, we conclude that there is a material 
misstatement of this other information, we are required to report that fact. We have nothing to report in 
this regard. 
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF WALTHAM FOREST HOUSING ASSOCIATION 
LIMITED (CONTINUED) 
 
Matters on which we are required to report by exception 
We have nothing to report in respect of the following matters in relation to which the Co-operative 
and Community Benefit Societies Act 2014 requires us to report to you if, in our opinion: 

 a satisfactory system of control over transactions has not been maintained; or 
 the Association has not kept proper accounting records; or 
 the financial statements are not in agreement with the books of account; or 
 we have not received all the information and explanations we need for our audit. 

 
Responsibilities of the Board 
As explained more fully in the Statement of the Board’s responsibilities, the Board is responsible for the 
preparation of financial statements and for being satisfied that they give a true and fair view, and for such 
internal control as the Board determine is necessary to enable the preparation of financial statements that 
are free from material misstatement, whether due to fraud or error. 
 
In preparing the financial statements, the Board is responsible for assessing the Association’s ability to 
continue as a going concern, disclosing, as applicable, matters related to going concern and using the 
going concern basis of accounting unless the Board either intends 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 
We have been appointed as auditor under section 83 of the Co-operative and Community Benefit Society 
Act 2014 and report in accordance with the Act and relevant regulations made or having effect thereunder. 
 
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. 
 
Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design 
procedures in line with our responsibilities, outlined above, to detect material misstatements in respect 
of irregularities, including fraud. The extent to which our procedures are capable of detecting 
irregularities, including fraud is detailed below: 
 
 We obtained an understanding of the legal and regulatory frameworks that are applicable to the 

Association and determined that the most significant are the Financial Reporting Standard 102 'The 
Financial Reporting Standard applicable in the UK and Republic of Ireland' (United Kingdom Generally 
Accepted Accounting Practice), the Co-operative and Communities Benefit Societies Act 2014, and 
the Housing and Regeneration Act 2008. 

 We understood how the Association is complying with those frameworks via communication with those 
charged with governance, together with the review of the Association’s documented policies and 
procedures. 

 We assessed the susceptibility of the Association’s financial statements to material misstatement, 
including how fraud might occur by considering the key risks impacting the financial statements. These 
included risks associated with revenue recognition, application of accounting estimates and 
management override of controls, which were discussed and agreed by the audit team. 

 Our approach included agreeing the Association’s recognition of income to the terms of tenancy 
agreements, reviewing the assumptions used and controls applied in the calculation of accounting 
estimates, the review of journal entries processed in the accounting records and the investigation of 
significant and unusual transactions identified from our review of the accounting records. 

 Based on this understanding we designed our audit procedures to identify non-compliance with such 
laws and regulations. Our procedures involved review of the reporting to the board members with 
respect to the application of the documented policies and procedures and review of the financial 
statements to ensure compliance with the reporting requirements of the Association. 
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF WALTHAM FOREST HOUSING ASSOCIATION 
LIMITED (CONTINUED) 
 
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 Association’s members, as a body, in accordance with section 87 of the 
Co- operative and Community Benefit Societies Act 2014. Our audit work has been undertaken so that we 
might state to the Association’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 Association’s members as a body, for our audit 
work, for this report or for the opinion we have formed. 
 
 
 
Knox Cropper LLP   65 Leadenhall 

Street 
Chartered 
Accountants 

  London 

Statutory Auditor   EC3A 2AD 
    
Date:     

 
 

 
  

18 Sep 2026
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STATEMENT OF COMPREHENSIVE INCOME 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 
 Notes  

2026 
  

2025 
  £  £ 
     
Turnover 3 3,101,778  3,013,325 
     
Operating costs 3 (2,785,737)  (3,132,077) 
     
Gain on disposal of housing properties  -  - 
     
     
Operating surplus/(deficit)  316,041  (118,752) 
     
Interest receivable 5 13,987  7,314 
     
Interest payable 6 (126,194)  (54,549) 
     
     
Surplus/(Deficit) for the year 4 203,834  (165,987) 
     
Other comprehensive income     
     
Actuarial gain/(loss) on defined benefit pension plan for the 
year 

20 8,000  7,000 

     
     
Total comprehensive income/(loss) for the year  211,834  (158,987) 
     
 
All amounts relate to continuing activities.   
 
The notes on pages 16 to 35 form part of these financial statements. 
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BALANCE SHEET 
 
AS AT 31 MARCH 2026 
 
 Notes  

2026 
  

2025 
  £  £ 
Fixed assets     
  Intangible fixed assets 9 37,562  53,141 
  Tangible fixed assets - Housing properties 10 13,638,082  13,885,993 
  Other tangible fixed assets 12 103,182  109,605 
     
     
   13,778,826   14,048,739 
Current assets     
  Debtors 13 275,287  196,914 
  Cash and cash equivalents  1,635,385  1,444,175 
     
     
  1,910,672  1,641,089 
Creditors     
  Amounts falling due within one year 14  (669,793)   (743,517) 
     
     
Net current assets  1,240,879  897,572 
     
     
Total assets less current liabilities  15,019,705  14,946,311 
     
     
     
     
Creditors: amounts falling due after more than one year 14 7,034,928  7,130,368 
Provisions for liabilities 17, 20 76,000  119,000 
     
   

7,110,928 
  

7,249,368 
Capital and reserves     
  Called-up share capital                                                                                                             18 19  19 
  Revenue reserves 19 7,908,758  7,696,924 
     
     
  15,019,705  14,946,311 
     
 
The financial statements were issued and approved by the Board of Management on                     2026 
and were signed on its behalf by: 
 
 
 
 
Dale Walker 
Board Member & Chair 

 
 
 
Josephine Parsons 
Treasurer 

 
 
 
Michael Pughsley 
Secretary 

 
 
 
The notes on pages 16 to 35 form part of these financial statements. 
 
 
  

J E Parsons Michael Pughsley

Drw
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STATEMENT OF CHANGES IN EQUITY 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 

   
Share Capital 

 Revenue 
Reserves  Total  

  £  £  £ 
       
Balances at 1 April 2024  19  7,855,911  7,855,930 
       
Total comprehensive loss for the year   -  (158,987)  (158,987) 
       
Balances at 31 March 2025   19  7,696,924  7,696,943 
       
Total comprehensive profit for the year  -  211,834  211,834 
       
       
Balances at 31 March 2026  19  7,908,758  7,908,777 
       
       
       

 
 
The notes on pages 16 to 35 form part of these financial statements. 
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STATEMENT OF CASH FLOWS 
 
FOR THE YEAR ENDED 31 MARCH 2026 

 
 Notes  

2026 
  

2025 
  £  £ 
     
Net cash generated from operating activities A 704,533  935,885 
     
     
Cash flow from investing activities     
Interest received                                     13,987  7,314 
Purchase of tangible fixed assets  (268,613)  (257,953) 
     
     
Net cash used in investing activities   (254,626)  (250,639) 
     
     
Cash flow from financing activities     
Interest paid  (126,194)  (54,549) 
Repayment of borrowings  (132,503)  (77,518) 
     
     
Net cash used in financing activities  (258,697)  (132,067) 
     
     
Net increase in cash and cash equivalents  191,210  553,179 
     
     
Cash and cash equivalents at beginning of year  1,444,175  890,996 
     
     
Cash and cash equivalents at end of year B 1,635,385  1,444,175 
     
 
 
 
  



WALTHAM FOREST HOUSING ASSOCIATION LIMITED 
 

15 

NOTES TO THE STATEMENT OF CASH FLOWS 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 
A. Reconciliation of operating surplus to cash generated by operations 
 

  
2026 

 
2025 

 £ £ 
   
Surplus/(Loss) for the year 203,834 (165,987) 
Interest receivable (13,987) (7,314) 
Interest payable  126,194 54,549 
Accelerated depreciation on fixed assets  17,236 4,273 
Depreciation charge on tangible fixed assets   505,712 490,309 
Amortisation charge on intangible fixed assets 15,579 15,579 
(Increase)/Decrease in debtors (78,373) 651,739 
Increase/(Decrease) in creditors  48,600 17,098 
Net employer contribution after administration costs (35,000) (39,000) 
Amortisation of government grant (85,262) (85,361) 
   
   
Net cash generated from operating activities 704,533 935,885 
   
   

 
B. Reconciliation of net debt 
 
   At 1 April 

2025 
 Cashflows  Other non-

cash 
changes 

 At 31 
March 2026 

   £  £  £  £ 
          
 Cash at bank and in hand  1,444,175  191,210  -  1,635,385 
 Borrowings due within 1 

year  (132,504)  132,503  (10,277)  (10,278) 

 Borrowings due in more than 
1 year 

 (1,320,877)  -  10,277  (1,310,600) 

          
          
   (9,206)  323,713  -  314,507 
          

 
 
 



WALTHAM FOREST HOUSING ASSOCIATION LIMITED 
NOTES TO THE FINANCIAL STATEMENTS 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 

16 

1. PRINCIPAL ACCOUNTING POLICIES 
 
1.1 General Information 

 
The Association is a Registered Provider of Social Housing registered with the Regulator of Social 
Housing and is incorporated under the Co-operative and Community Benefit Societies Act 2014. 
 
A description of the nature of the Association’s operations and its principal activity is disclosed in the 
Board Report on page 3.  

 
The Association’s registered office is Energy Centre, 31 Church Hill, London, E17 3RU. 

 
1.2 Basis of Accounting 

 
The accounts are prepared in accordance with FRS 102, the Financial Reporting Standard applicable 
in the United Kingdom and Republic of Ireland and the Housing SORP 2018 “Statement of 
Recommended Practice for registered social housing providers 2018” (“the SORP”) and comply with 
the Accounting Direction for Private Registered Providers of Social Housing 2022.  
 
In accordance with FRS 102 (3.3A), the Association is a public benefit entity that has applied the 
“PBE” prefixed paragraphs.  

 
1.3 Going concern 

 
At 31 March 2026, the Association has cash of £1,635,385 (2025: £1,444,175) and net current assets 
of £1,240,879 (2025: £897,572). The Association’s medium-term cash flow is regularly reviewed by 
the Board and has been tested in order to determine its durability to anticipated increases in rental 
arrears and void periods as a result of the ongoing economic crisis. These demonstrate that the 
Association will be able to operate within its available resources and will be in compliance with all 
current loan covenants. 
 
As such, the Board has a reasonable expectation that the Association has adequate resources to 
continue in operation for the foreseeable future, being a period of at least 12 months from the date 
of approval of these financial statements. Therefore, the Association continues to adopt the going 
concern basis in preparing the financial statements. 
 

1.4 Turnover 
 

Turnover represents rental and service charge income, certain revenue grants, management fees and 
other income. Rental income is recognised on the basis of the amount receivable for the year.  Rental 
income received in advance is disclosed within creditors in the Balance Sheet. 
 
Revenue grants are accounted for once the Association is legally entitled to the grant and there is 
reasonable assurance that the grant will be received. The grant is recognised within income in line 
with the expenditure which it funds.  
 
Other income is accounted for on the basis of the value of goods or services supplied during the 
period.   

 
1.5 Property managed by agents 
 

Where the Association carries the majority of the financial risk on property managed by agents, all 
the income and expenditure arising from the property is included in the Statement of Comprehensive 
Income.   

  



WALTHAM FOREST HOUSING ASSOCIATION LIMITED 
NOTES TO THE FINANCIAL STATEMENTS 
 
FOR THE YEAR ENDED 31 MARCH 2026 
 

17 

1. PRINCIPAL ACCOUNTING POLICIES (continued) 
 

1.6 Operating Leases 
 

Rentals paid under operating leases are charged to the Statement of Comprehensive Income on a 
straight-line basis over the term of the lease, including where payments are not required to be made 
on a straight-line basis. Lease incentives are similarly spread on a straight-line basis over the relevant 
lease terms.   

 
1.7 Taxation 

 
The Association has charitable status and is therefore not subject to Corporation tax on the surplus 
arising from charitable activities. The Association is not registered for VAT and is not able to recover 
any part of the VAT it incurs. Unrecoverable VAT is included with the costs on which it is charged.  

 
1.8 Intangible assets 

 
Computer software is carried at cost less accumulated amortisation and impairment losses. Costs 
associated with maintaining computer software are recognised as an expense as incurred. 
Development costs that are directly attributable to the design and testing of identifiable and unique 
software products controlled by the Association are recognised as intangible assets when the criteria 
as follows is met: 

 it is technically feasible to complete the software so that it is available for use; 
 management intends to complete the software and use it; 
 it can be demonstrated how the software will generate probable future economic benefits; 
 adequate technical, financial, and other resources to complete the development and to use 

the software are available, and the expenditure attributable to the software during the 
development can be reliably measured. 

 
Amortisation is charged on a straight-line basis over the expected useful life of the software. The 
expected useful life is considered to be five years. The software is reviewed for impairment where 
there are triggers such as technological advancement or changes in market price that indicate that the 
carry amount may be impaired. 
 

1.9 Property, plant and equipment 
 

Housing properties  
 
Housing properties are properties held for the provision of social housing or to otherwise provide 
social benefit.  
 
Freehold and long leasehold housing properties are stated at cost less any provision for any diminution 
in value and depreciation. The cost of land is not depreciated. 
 
The cost of properties is the initial purchase price together with those costs that are directly 
attributable to acquisition and construction.  
 
Where the Association receives a donation of land and/or other asset or acquires land and/or other 
asset at below its market value from a government source this is considered to be in substance a non-
monetary government grant. The difference between the fair value of the asset donated or acquired 
and the consideration paid for the asset is recognised as a government grant and included in the 
Balance Sheet as a liability.  
 
Where an asset comprises components with materially different useful economic lives, those assets 
are separately identified and depreciated over those individual lives.  
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1. PRINCIPAL ACCOUNTING POLICIES (continued) 
 

Subsequent expenditure which relates to either the replacement of previously capitalised 
components or the enhancement of such components which results in incremental future benefit is 
capitalised and the carrying amount of any replaced component or part component is derecognised. 
 
Depreciation 

 
Depreciation is provided on a straight-line basis over the periods shown below: 

 
Freehold Land     Infinite 
Freehold structure    50-120 years 
Leasehold land and structure   Period of lease 
Roofs      15-30 years 
Lifts      30 years 
Doors and windows    30 years 
Wiring      25 years 
Bathrooms     25 years 
Central heating and boilers   20 years 
Kitchens     15 years 

 
Administration costs relating to development activities are capitalised only to the extent that they 
are incremental to the development process and directly attributable to bringing the property into 
their intended use. 

 
Capitalisation of interest 

 
Interest on loans financing development is capitalised up to the date of the completion of the scheme 
and only when development activity is in progress. 

 
Other tangible fixed assets 

 
Depreciation of tangible assets, except freehold land, is charged by equal annual instalments from 
the date of acquisition at rates estimated to write off their cost or valuation, less any residual value, 
over the expected useful lives, as follows: 

 
Improvements to offices  40 years or remaining lease period, if less than 

40 years 
Office and Information Technology equipment   3 years 
Furniture, fixtures and equipment     6 years 
Housing furniture and equipment     3 to 7 years 
Housing Support equipment     5 years 

 
1.10 Impairment 
 

Non-financial assets 
 
Non-financial assets comprise property, plant and equipment.  
 
Non-financial assets, other than those measured at fair value, are assessed for indications of 
impairment at each balance sheet date. If there is objective evidence of impairment, an impairment 
loss is recognised in the Statement of Comprehensive Income as described below.  

 
A non-financial asset is impaired where there is objective evidence that, as a result of one or more 
events after initial recognition, the estimated recoverable value of the asset has been reduced. The 
recoverable amount of a non-financial asset is the higher of its fair value less costs to sell and its 
value in use. 
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1. PRINCIPAL ACCOUNTING POLICIES (continued) 
 
Value in use for housing properties which are able to be let in their current condition and which are 
fulfilling the social purpose for which they were acquired is based on the depreciated replacement 
cost of the asset. For other schemes, value in use is defined as the net present value of the future 
cash flows before interest generated from the scheme. 

 
Financial assets  
 
Financial assets comprise trade and other debtors, cash and cash equivalents, trade and other 
payables, accruals and loans and overdrafts. 
 
For financial assets carried at amortised cost, the amount of impairment is the difference between 
the asset’s carrying amount and the present value of estimated future cash flows, discounted at the 
financial asset’s original effective interest rate. 
 
For financial assets carried at cost less impairment, the impairment loss is the difference between 
the asset’s carrying amount and the best estimate of the amount that would be received for the asset 
if it were to be sold at the reporting date. 

 
Where indicators exist for a decrease in impairment loss, the prior impairment loss is tested to 
determine reversal. An impairment loss is reversed on an individual impaired asset to the extent that 
the revised recoverable value does not lead to a revised carrying amount higher than the carrying 
value had no impairment been recognised. 

 
1.11 Grant  

 
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 (excluding land), on a pro rata basis 
under the accrual model of accounting.  
 
The unamortised element of the government grant is recognised as deferred income in creditors due 
within one year or due after more than one year as appropriate in the Balance Sheet.  
 
Where a component is replaced the amount of any unamortised government grant associated with 
this component is taken to income.  
 
Government grant is repayable indefinitely unless formally abated or waived.  On the occurrence of 
certain relevant events, primarily following the sale of property, the Government Grant repayable or 
to be recycled will be restricted to the net proceeds of sale where appropriate.  In recognition of 
this, external lenders seek the subordination of Homes England’s right to recover Government Grant 
to their own loans. 
 
Government grant received in respect of revenue expenditure is recognised within income in the 
same period as the related expenditure, provided that the conditions for its receipt have been 
satisfied and there is reasonable assurance that the grant will be received using the performance 
model of grant accounting.  

 
Recycled capital grant fund 
 
Following certain relevant events, primarily the sale of dwellings, Homes England can direct the 
Association to recycle capital grant or to repay the recoverable capital grant back to the Authority.  
Where the grant is recycled the recoverable capital grant is credited to a Recycled Capital Grant 
Fund which is included as a creditor due within one year or due after more than one year as 
appropriate.  
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1. PRINCIPAL ACCOUNTING POLICIES (continued) 
 
Other grants 
 
Grants received from non-government sources are recognised using the performance model. A grant 
which does not impose a specific future performance condition is recognised as revenue when the 
grant proceeds are receivable. A grant that imposes a specific future performance related conditions 
on the Association, is recognised only when these conditions are met. A grant received before the 
revenue recognition criteria are satisfied is shown as a liability in the Balance Sheet.   

 
1.12 Financial Instruments 

 
Financial assets and liabilities comprise trade and other debtors, cash and cash equivalents and trade 
and other payables. 

 
Financial assets and financial liabilities are recognised when the Association becomes party to the 
contractual provisions of the financial instrument.  
 
All financial assets and financial liabilities are initially measured at transaction price (including 
transaction costs) unless the arrangement constitutes a financing transaction. If an arrangement 
constitutes a financing transaction, the financial asset or financial liability is measured at the present 
value of future payments discounted at a market rate of interest for a similar debt instrument. 
 
Financial assets and liabilities are only offset in the Balance Sheet when, and only when there exists 
a legally enforceable right to set off the recognised amounts and the Association intends either to 
settle on a net basis, or to realise the asset and settle the liability simultaneously.  
 
Debt instruments which meet the conditions of Section 11.9 of FRS 102 are subsequently measured 
at amortised cost using the effective interest method. 
 
Debt instruments that are classified as payable or receivable within one year on initial recognition 
and which meet the above conditions are measured at the undiscounted amount of the cash or other 
consideration expected to be paid or received, net of impairment. 
Financial assets are only derecognised when and only when: 

 
 the contractual rights to the cash flows from the financial asset expire or are settled,  
 the Association transfers to another party substantially all the risk and rewards of ownership 

of the financial asset, or, 
 the Association, despite having retained some, but not all, significant risks and rewards of 

ownership, has transferred control of the asset to another party. 
 
Financial liabilities are derecognised only when the obligation specified in the contract is discharged, 
cancelled or expires. 

 
The Association does not use standalone derivative financial instruments to reduce exposure to 
interest rate movements. 

 
Cash and Cash Equivalents comprise cash in hand and at bank and short-term deposits. Cash 
equivalents are highly liquid investments that are readily convertible to known amounts of cash 
without significant risk of change in value. 
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1. PRINCIPAL ACCOUNTING POLICIES (continued) 
 

1.13 Employee benefits 
 

Multi-employer defined benefit pension scheme 
 

The Association is party to a multi-employer defined benefit (final salary) contributory pension 
scheme administered independently by The Pensions Trust. The Association recognises in its Balance 
Sheet the present value of its defined benefit obligations less the fair value of plan assets. The current 
service cost is charged against operating profit. Interest on the scheme liabilities net of the expected 
return on scheme assets is included in the finance costs.  
 
The defined benefit obligation is calculated at each period end by independent actuaries using the 
projected unit credit method. The present value of the obligation is determined by discounting the 
estimated future cash outflows using interest rates of high quality corporate bonds that are 
denominated in the currency in which the benefits will be paid and which have terms to maturity 
approximating to the terms of the related pension liabilities. Actuarial gains and losses arising from 
experience adjustments and changes in actuarial assumptions are reflected in the Statement of 
Comprehensive Income in the period in which they arise. 
 
Short term employee benefits 

 
A liability is recognised to the extent of any unused holiday pay entitlement which has accrued at the 
Balance Sheet date and has been 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. 

 
1.14 Provisions 

 
Provisions for liabilities and charges are recognised when the Association has a present obligation 
(whether legal or constructive) as a result of a past event that can be reliably estimated and it is 
probable that a transfer of economic benefit will be required to settle the obligation. 

 
2. KEY SOURCES OF ESTIMATION UNCERTAINTY AND JUDGEMENTS 
 

The preparation of financial statements requires the use of estimates and assumptions that affect 
the amounts reported for assets and liabilities as at the balance sheet date and the amounts reported 
for income and expenses for the year. Although these estimates and associated assumptions are based 
on historical experience and the management’s best knowledge of current events and actions, the 
actual results may ultimately differ from those estimates. The estimates and underlying assumptions 
are reviewed on an on-going basis. 
 
Critical judgements in applying the Association’s accounting policies 
 
The following are the critical judgements, apart from those involving estimations (which are dealt 
with separately below), that the Board has made in the process of applying the Association’s 
accounting policies and that have the most significant effect on the amounts recognised in the 
financial statements. 
 
Identification of housing property components  

 
The Association accounts for its expenditure on housing properties using component accounting.  
Under component accounting, the housing property is divided into those major components which 
are considered to have substantially different useful economic lives. Judgement is used in allocating 
property costs between components (land, structure, kitchens, bathrooms etc.) and in determining 
the useful economic lives of each component.   
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2. KEY SOURCES OF ESTIMATION UNCERTAINTY AND JUDGEMENTS (continued) 

 
Key sources of estimation uncertainty 
 
Housing property depreciation is calculated on a component by component basis. The identification 
of such components is a matter of judgement and may have a material impact on the depreciation 
charge. The components selected are those which reflect how the major repairs to the property are 
managed.  

 
The estimates and assumptions which have the most significant effect on amounts recognised in the 
financial statements are discussed below: 

 
Useful lives of depreciable assets 

 
Management reviews its estimate of the useful lives of depreciable assets at each reporting date 
based on the expected utility of the assets. Uncertainties in these estimates relate to ‘technological 
obsolescence’ with regard to IT equipment/software and any changes to decent homes standard 
requiring frequent replacement of components. The accumulated depreciation at 31 March 2026 was 
£570,138 (2025: £559,141) for other fixed assets and £5,889,721 (2025: £5,420,387) for housing 
properties. 

 
Amortisation of government grants 

 
Government grants received for housing properties are recognised in income over the useful life (as 
identified for the depreciation charge) of the housing property (excluding land), on a pro rata basis 
under the accrual model. See note 15 for carrying amounts. 

 
Bad debt provision 

 
The rent arrears balance comprises a number of small balances.  The financial statements have been 
predicated on the assumption that the overall bad debt provision is sufficient to cover the outstanding 
debts which, ultimately may prove to be uncollectible.  There is a possibility that the provision maybe 
inadequate.  See note 13 for carrying amounts. 

 
Multi-employer pension obligation 

 
Various estimates are used in the calculation of the defined pension liability, such as discount rate, 
inflation and mortality rates. In determining the appropriate discount rate, consideration is made to 
the interest rates of corporate bonds with at least AA rating, with extrapolated maturities 
corresponding to the expected duration of the defined benefit obligation. Inflation is set by 
considering market expectations, for example taking the difference between yields available on long-
dated fixed-interest and index-linked gilts. Mortality rates are set in line with SAPS tables S2, 
adjusted to allow for any expectation of higher or lower life expectancy of scheme members due to 
geographic, socio-economic or demographic factors. At 31 March 2026, a liability of £76,000 (2025: 
£119,000) for pensions is recorded in the Balance Sheet.  
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3. PARTICULARS OF TURNOVER, COST OF SALES, OPERATING COSTS AND OPERATING SURPLUS 
 

  2026 2026 2026  2026 
  Turnover Other 

income 
Operating 

expenditure 
 Operating 

surplus 
  £ £ £  £ 

       
Social Housing Lettings  3,018,473 - (2,747,639)  270,834 
       
Other social housing activities       
Community support  - - (38,098)  (38,098) 
       
       
       
Operating deficit from social housing 
activities 

 3,018,473 - (2,785,737)  232,736 

       
       
Activities other than Social Housing Activities       
Other income  83,305 - -  83,305 
       
       
TOTAL  3,101,778 - (2,785,737)  316,041 
       
       

 
 
 

  2025 2025 2025  2025 
  Turnover Other 

income 
Operating 

expenditure 
 Operating 

surplus 
  £ £ £  £ 

       
Social Housing Lettings  2,957,513 - (2,304,398)  653,115 
       
Other social housing activities       
Community support  - - (39,963)  (39,963) 
       
Abortive development costs  - - (787,716)  (787,716) 
       
       
Operating deficit from social housing 
activities 

 2,957,513 - (3,132,077)  (174,564) 

       
       
Activities other than Social Housing Activities       
Other income  55,812 - -  55,812 
       
       
TOTAL  3,013,325 - (3,132,077)  (118,752) 
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3a. PARTICULARS OF INCOME AND EXPENDITURE FROM SOCIAL HOUSING LETTINGS 
 
 
  

2026 
  

2025 
 £  £ 

    
Income    
    
Rent receivable net of identifiable service charges 2,233,465  2,181,540 
Service charge income 699,746  690,612 
Amortisation of government grant 85,262  85,361 
    
    
Turnover from social housing lettings 3,018,473  2,957,513 
    
Operating expenditure    
    
Management 938,725  853,209 
Service charge costs 699,615  589,392 
Routine maintenance 204,361  130,992 
Planned maintenance 142,484  132,516 
Major repairs expenditure 247,117  115,156 
Bad debts 3,387  3,069 
Housing property depreciation 494,714  475,791 
Accelerated depreciation on fixed assets 17,236  4,273 
    
    
Operating expenditure on social housing lettings 2,747,639  2,304,398 
    
      
Operating surplus from social housing lettings 270,834  653,115   
      
      
Rent losses from voids (22,925)  (18,178)  (43,558)
    

 
4. SURPLUS/(LOSS) FOR THE YEAR 
 
 2026  2025 
 £  £ 

Is stated after charging:-     
Auditor’s remuneration (excluding VAT)    

Prior year under/(over) provision 84  (280) 
Current year provision 11,800  11,556 

Depreciation-owned assets    
- housing properties 494,714  475,791 
- office building 3,566  3,566 
- other fixed assets 7,431  10,952 

Accelerated depreciation on fixed assets 17,236  4,273 
Amortisation of intangible assets 15,579  15,579 
Operating lease rentals – office equipment -  - 
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5. INTEREST RECEIVABLE 
 2026  2025 
 £  £ 

    
Bank interest 13,987  7,314 

    
 
6. INTEREST PAYABLE 
 2026  2025 
 £  £ 

    
Interest payable 120,194  116,133 
Net interest costs on pension 6,000  7,000 
    
    
 126,194  123,133 

Less: Interest capitalised on developments  -  (68,584) 
    
    
 126,194  54,549 

    
 
7. EMPLOYEE INFORMATION 
 2026  2025 
 Number  Number 

    
The average monthly number of persons (including the Chief 
Executive) employed during the year was: (full time 
equivalents calculated on a 35 hours week). 

10  10 

    
 
Staff costs (for the above persons) 

 £  £ 
    

Wages and salaries (including termination payments) 462,115  479,821 
National Insurance contributions 52,139  46,065 
Pension costs 47,983  48,808 
    
    
 562,237  574,694 

    
 

 
Directors are defined as the members of the Board, the Chief Executive and members of the senior 
management team. The full-time equivalent number of staff whose remuneration is payable in 
relation to the period of account fell within each band of £10,000 from £60,000 upwards as follows: 

 
 2026  2025 
 Number  Number 

£60,000 - £69,999 -  - 
£70,000 - £79,999 1  1 
£80,000 - £89,999 -  - 
£90,000 - £99,999 -  1 
£100,000 - £109,999 1  - 
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8. DIRECTORS’ EMOLUMENTS 
 2026  2025 
 £  £ 

    
The aggregate emoluments paid to or receivable by Executive 
Directors, including pension contributions 

 
196,915 

  
189,285 

Non-Executive Directors: Board Chair £5,864 (2024-25 £5,576); 
Vice Chair £3,243 (2024-25 £2,995); Committee members 
£20,258 (2024-25 £16,411) 

 
 

29,365 

  
 

24,982 
    
The emoluments paid to the highest paid Director of the 
Association excluding pension contributions: 

 
100,475 

  
98,506 

 
The Chief Executive is an ordinary member of the pension scheme. No enhanced or special terms 
apply. There are no additional pension arrangements. 

 
 
9. INTANGIBLE FIXED ASSETS 
   Computer 

software 
 Total 

   £  £ 
COST      
At 1 April 2025   83,842  83,842 
Additions   -  - 
      
      
At 31 March 2026   83,842  83,842 
      
      
DEPRECIATION      
At 1 April 2025   30,701  30,701 
Charge for year   15,579  15,579 
      
      
At 31 March 2026   46,280  46,280 
      
NET BOOK VALUE      
      
At 31 March 2026   37,562  37,562 
      
      
At 31 March 2025   53,141  53,141 
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10. TANGIBLE FIXED ASSETS – HOUSING PROPERTIES 
 

 Housing 
Properties 
Completed 

 Housing 
Components 

 Remodelled 
Flats 

 Total  

 £  £  £  £ 
        

COST        
At 1 April 2025 11,829,892  7,122,413  354,075  19,306,380 
Additions -  264,039  -  264,039 
Disposals -  (42,616)  -  (42,616) 
        
        
At 31 March 2026 11,829,892  7,343,836  354,075  19,527,803 
        
        
DEPRECIATION        
At 1 April 2025 2,400,912  2,877,065  142,410  5,420,387 
Charge for year 186,091  301,541  7,082  494,714 
Disposals -  (25,380)  -  (25,380) 
        
        
At 31 March 2026 2,587,003  3,153,226  149,492  5,889,721 
        
        
NET BOOK VALUE        
        
At 31 March 2026 9,242,889  4,190,610  204,583  13,638,082 
        
        
At 31 March 2025 9,428,980  4,245,348  211,665  13,885,993 
        

 
    
 2026  2025 
 £  £ 

Housing properties comprise:    
Freeholds 8,558,758  8,558,758 
Long Leaseholds 3,106,971  3,106,971 
Remodelled Units & Components 7,862,074  7,640,651 
    
    
 19,527,803  19,306,380 
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11. UNITS AT END OF YEAR – SOCIAL HOUSING 
 

 2026  2025 
 Units  Units 
    
Owned & Managed Housing:    
Social rent, general needs housing 153  153 
Supported housing and housing for older people 170  170 
    
    
 323  323 
    
    
Managed by others: Supported                 6                   6  
    
    
 329  329 
    

 
12. TANGIBLE FIXED ASSETS - OTHER 
 
 Furniture 

and 
Equipment 

 Leasehold 
Offices 

 Total 

 £  £  £ 
      
COST      
At 1 April 2025 526,094  142,652  668,746 
Additions 4,574  -  4,574 
Disposals -  -  - 
      
      
At 31 March 2026 530,668  142,652  673,320 
      
      
DEPRECIATION      
At 1 April 2025 515,649  43,492  559,141 
Charge for year 7,431  3,566  10,997 
Disposals -  -  - 
      
      
At 31 March 2026 523,080  47,058  570,138 
      
      
NET BOOK VALUE      
      
At 31 March 2026 7,588  95,594  103,182 
      
      
At 31 March 2025 10,445  99,160  109,605 
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13. DEBTORS 
 
 2026  2025 
 £  £ 

Amounts falling due within one year    
Rent arrears 254,319  188,000 
Less: Provision (63,562)  (60,175) 
    
    
 190,757  127,825 
    
Prepayments and accrued income 83,330  65,659 
Staff loans 1,200  3,000 
Other debtors -  430 
    
    
 275,287  196,914 
    

 
14. CREDITORS 
 
 2026  2025 
 £  £ 

Amounts falling due within one year    
Rents received in advance 137,797  68,100 
Housing loans 10,278  132,504 
Trade creditors 109,583  119,601 
Other creditors and accruals 142,376  154,952 
Other taxation and social security 15,206  13,708 
Deferred Government grant (note 15) 85,262  85,361 
Recycle grant (note16) 169,291  169,291 
    
    
 669,793  743,517 

    
 

Amounts falling due after more than one year    
Loans repayable by instalments: -    

- Between one and two years    11,594  10,278 
- Between two and five years   1,044,482  1,039,430 
- In five years or more 254,524  271,169 

Deferred Government grant (note 15) 5,724,328  5,809,491 
Recycle capital grant -  - 
    
    
 7,034,928  7,130,368 

    
 

The housing loans are secured by specific charges on the Association’s housing properties and are 
repayable at interest rates varying from 2.85% to 12.42%.  
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15. DEFERRED GOVERNMENT GRANT 
 

 

Recognised 
in profit or 

loss 

 Held as 
deferred 

income 

 
Total 
2026  

Total 
2025 

  £  £  £  £ 
         
 At 1 April   -  5,894,852  5,894,852  5,980,213 
 Release to income in the 

year 
 

85,262 
  

(85,262) 
  

(85,262)  
 

(85,361) 
         
         
 At 31 March   85,262  5,809,590  5,809,590  5,894,852 
         
 Grants previously released 

to profit or loss 
2,164,997  -  2,250,259 

  
2,164,997 

 
         
 Total grant received as at 31 

March   
2,250,259  5,809,590  8,059,849 

 
8,059,849 

 
Social Housing Grants have been provided by Homes England to fund the development of Social 
Housing for rent. As at 31 March 2026 the total unamortised government grant is £5,809,590 split into 
due to be amortised over more than one year £5,724,328 and due to be amortised within one year 
£85,262. 

 
16. RECYCLE CAPITAL GRANT 
 2026  2025 
 £  £ 
    

At 1 April 169,291  169,291 
Grants previously amortised -  - 
    
    
At 31 March 169,291  169,291 

    
    

 Due within one year 169,291  169,291 
     

    
WFHA has contacted the GLA regarding the above recycle capital grant. There is ongoing 
communication regarding the repayment and WFHA is awaiting confirmation of the repayment. 

 
17. PROVISIONS FOR LIABILITIES 
 2026  2025 
 £  £ 
    

Pension scheme obligations (see note 20) 76,000  119,000 
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18. CALLED UP SHARE CAPITAL 
 2026  2025 
 £  £ 
Allotted issued and fully paid shares of £1 each    
At start and end of the year 19  19 
    
 19  19 

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

19. RESERVES 
 

The revenue reserve represents the accumulated surpluses and deficits.  
 
Although under its rules the Association does not trade for profit, its financial affairs are planned so 
that each year income exceeds expenditure. The annual surplus is vital to enable the Association to 
meet its commitments to providers of private finance, continue to raise further private finance and 
have reserves to provide for unexpected situations. 
 
In relation to its reserves, the Board of Waltham Forest Housing Association has set out its financial 
risk appetite to ensure its cash reserves do not fall below a minimum of 6 months’ operating costs; 
this would cover salary, maintenance and all other operating commitments in the worst scenario.  
 

20. PENSION OBLIGATIONS 
 

The Association’s employees and past employees are deferred members or pensioners of the Social 
Housing Pension Scheme. 
 
The Association currently contributes to one defined contribution pension scheme for certain 
employees. During the year, the Association recognised £41,896 (2025: £41,709) of pension costs in 
relation to the defined contribution scheme. 
 
Social Housing Pension Scheme 
 
The company 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 completed triennial valuation of the scheme for funding purposes was carried out as at 30 
September 2023. The actuarial valuation was issued in August 2024.This valuation revealed a deficit 
of £693m. 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 Association 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. 
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20. PENSION OBLIGATIONS (continued) 
 

Pension scheme liabilities recognised in the Statement of Financial Position 
 
 2026  2025 
 £  £ 
    
Pension obligations recognised as Defined Benefit schemes 76,000  119,000 
    
    
Total pension scheme liabilities 76,000  119,000 
    
    

 
Principal actuarial assumptions at the financial position date: 

 
 2026  2025 
 %  % 
    
Discount rate 6.08  5.82 
Inflation (RPI) 3.31  3.10 
Inflation (CPI) 3.03  2.79 
Salary growth 4.03  3.79 
Allowance of commutation of pension for cash at retirement 
(% of maximum allowance) 

75.0  75.0 

 
The mortality assumptions applied at 31 March 2026 imply the following life expectancies: 

 
   Life 

expectancy 
at age 65 

   (years) 
    
Male retiring in 2026   20.9 
Female retiring in 2026   23.2 
Male retiring in 2046   22.2 
Female retiring in 2046   24.6 

 
Amounts recognised in the Income Statement 

 
 2026  2025 
 £  £ 
    
Net interest expense 6,000  7,000 
Current service costs 3,000  3,000 
Expenses paid  4,000   4,000 
    
    
Total expenses 13,000  14,000 
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20. PENSION OBLIGATIONS (continued) 
 

Amounts recognised in Other Comprehensive Income 
 

 2026  2025 
 £  £ 
    
Experience on plan assets (excluding amounts included in net 
interest cost) – (loss)/gain 

(76,000)  (62,000) 

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

84,000  (29,000) 

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

  (7,000)    - 

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

7,000  98,000 

    
    
Total actuarial gains and losses – gain/(loss) 8,000  7,000 
    

 
Present values of defined obligation, fair values of assets and defined benefit assets / 
(liabilities) 
 
 2026  2025 
 £  £ 
    
Fair value of plan assets 686,000  705,000 
Present value of funded retirement benefit obligation (762,000)  (824,000) 
    
    
Net liability  (76,000)   (119,000) 
    

 
Reconciliation of movements on the defined benefit obligation 
 
 2026  2025 
 £  £ 
    
Defined benefit obligation at the start of the year 824,000  894,000 
Current service cost       3,000        3,000 
Interest cost     47,000      43,000 
Contribution by members       2,000        3,000 
Actuarial (gains)/losses due to scheme experience (84,000)  29,000 
Actuarial (gains)/losses due to changes in demographic 
assumptions 

7,000    - 

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

 (7,000)   (98,000) 

Expenses       4,000        4,000 
Benefits paid  (34,000)   (54,000) 
    
    
Defined benefit obligation at the end of the year  762,000  824,000 
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20. PENSION OBLIGATIONS (continued) 
 
Reconciliation of movements on the fair value of plan assets 
 
 2026  2025 
 £  £ 
    
Fair value of the plan assets at the start of the year 705,000  729,000 
Interest income      41,000       36,000 
Experience on plan assets (excluding amounts included in net 
interest cost) – (loss)/gain 

 
   (76,000) 

  
   (62,000) 

Contributions by the employer 48,000  53,000 
Contributions by members                                  2,000         3,000 
Benefits paid   (34,000)    (54,000) 
     
    
Fair value of the plan assets at the end of the year   686,000    705,000 
    

 
The actual return on the plan assets (including any changes in share of assets) over the period ended 
31 March 2026 was a loss of £35,000 (2025: loss of £26,000). 
 
The fair values of each main class of assets held by the Fund are set out in the following table. 

 
Categories of plan assets as a percentage of the total plan assets are as follows: 
 
  2026  2025 
  £  £ 
     
Absolute Return  -  - 
Alternative Risk Premia  -  - 
Cash  -  10,000 
Credit  27,000  27,000 
Credit Relative Value  -  - 
Currency Hedging  -  1,000 
Distressed Opportunities  -  - 
Emerging Markets Debt  -  - 
Global Equity  76,000  79,000 
Infrastructure  -  - 
Insurance-Linked Securities  1,000  2,000 
Investment Grade Credit  40,000  22,000 
Liability Driven Investments  209,000  213,000 
Liquid Alternatives  122,000  131,000 
Long Lease Property  -  - 
Net Current Assets  7,000  2,000 
Opportunistic Credit  -  - 
Opportunistic Illiquid Credit  -  - 
Private Credit  83,000  86,000 
Private Debt  -  - 
Private Equity  1,000  1,000 
Property  34,000  35,000 
Real Assets  65,000  84,000 
Risk Sharing  -  - 
Secure Income  21,000  12,000 
     
     
Total Assets  686,000  705,000 
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21. CAPITAL COMMITMENTS 

 
At the year-end there was no capital expenditure contracted for but not provided for in the financial 
statements (2025 - £nil); nor was there any capital expenditure authorised by the Board but not yet 
contracted for (2025 - £nil). 

 
22. OPERATING LEASES PAYABLE 
 

The future minimum lease payments under non-cancellable leases are as follows: 
 
 2026  2025 
 £  £ 
    
Within one year  4,128  1,910 
Within two to five years  3,870  - 
     
    
 7,998  1,910 
    

23. OPERATING LEASES RECEIVABLE 
 
The Association leases out certain of its properties under operating leases.  The future aggregate 
minimum rentals receivable under non-cancellable operating leases are as follows: 
 
  

2026 
  

2025 
 £  £ 
    
Within one year  23,892  78,424 
Within two to five years  24,370  - 
    
    
 48,262  78,424 
    

 
24. RELATED PARTY TRANSACTIONS 
 

There were no tenants of the Association, who served as Board members during the year (2025: none). 
 
Key management are the persons having authority and responsibility for planning, controlling and 
directing the activities of the Association. In the opinion of the Board, the key management are the 
senior management team. 
 
At the year-end, the Association had no loans owed by a member of key management personnel of 
£nil (2025: £nil).  
 
The total remuneration of key management personnel during the year inclusive of payments for 
redundancy and taxes was £222,266 (2025: £214,267).  
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