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Statement

from the Chair

Octavia's purpose - to
deliver homes, support and
opportunity to peoplein
central and west London -
is just as relevant today as
when we were founded more
than 150 years ago. Operating
in some of the most expensive parts of the
capital, we continue to build on this legacy
through our unique offer that puts people and
communities first.

Responding to Covid

Ourworkin 2020/21 was dominated by the challenge
presented by the Covid pandemic, as we pivoted our
workinorderto continue to deliver essential services
while focusing on keeping people safe and supported.
Covid restrictions, which were in place for almost the
whole year, meant the health, safety and wellbeing of
residents, people who use ourservices and Octavia
colleagues and contractors was, and continues to be,
ourabsolute priority.

Across the organisation, we
responded quickly to the public
health emergency. Through effective
leadership we adapted to new ways
of workingin order to keep people
safeand provide crucial supportto
thosein greatest need.

| want to thank everyone working
for Octavia fortheir dedication and
resilienceduringwhathasbeena
concerningtime forall.

I would also like to thank all of
Octavia’s volunteers for their

help throughout the year. Their
contributions enabled us to keep
isolated people engaged with their
communities and support some of
those most financially impacted by
the pandemic.

Governance

Thiswas the last year of our2018/21
Corporate Strategy,andlam
pleased to report that we achieved
most of ourambitions, developing
over 250 new homes and providing
supportto more than 4,000 people
duringthe threeyears.

In2020/21, we performed well
acrossour key services throughout
theyear. Overallresident
satisfaction remained strongand

thousands of local people
benefitted from the wellbeing,
socialand welfare support of our
community projects.

Despite the challenge to our
operating margins through
increased costs and loss of income
to the business caused by the
restrictions of the pandemic, we
remain financially strong and
continueto take a prudentapproach
inthese challenging times. We
continue to develop new homes,
albeit our pace of growth has slowed
partly dueto the Covid restrictions.

We have had one changeto

Board membership this year.

Our Treasurer, Simon Porter, retired
in September. lwould like to thank
Simon for his dedication and
service. | also wantto thank

my Board colleagues for their
invaluable contribution during this
challenging period.

Finally, our achievements would
not have been possible without the
assistance of our many partners
and supporters. To all of you, on
behalf of Octavia, | would like to say
thankyou.

Sandeep Katwala
Octavia Chair



Statement
from the
Chief Executive

This has been a year like no
other for the housing sector

as we met the challenge of

the Covid health emergency
head-on, whilst delivering on
our priorities of providing good
homes, opportunities

for people to lead better lives and quality,
person-centred care.

Despite disruption caused by lockdown, our
performance was good. Overall resident satisfaction was
strong and we reached more than 3,200 people through
welfare assistance, outreach and community projects.
Our extra care schemes are all rated ‘Good’ by the CQC
and we received a 94% satisfaction rating from people
who use our Care and Support service.

Like many other housing providers, the development of
new homes and some major projects were disrupted but
working with residents, we met our targets for essential

safety works and urgentand
emergency repairs.

We also took our Financial Inclusion
servicein-house during the year,
reaching more residents who were
findingitdifficult to meet their rent
payments and delivering our best
arrears performancein 20 years (at
just 3.8 %).

Tacking inequality

Inthe summer of 2020, in response
tothe murder of George Floyd

and aresurgent Black Lives Matter
movement, we joined with our
communitiesin supporting the need
forchange.

We et outourintention to become
an anti-racist organisation through
anumber of commitments to
tackle racism, inequality and social
injustice in our communities, which
led toinitiatives for positive change.
With support from the Board,
weincreased our understanding
oftheimpact of our processes

and policies, both within the
organisation and through our
services. We have taken stepsto
addresses the disparities identified.

We know that affordable housing
playsavital roleinimproving quality
of life and equality of opportunity,
through ensuring people are
empowered, not excluded, by where
they live.

Thereisstillmuch work forusto
do but by continuing to champion
equality and inclusion through
ourwork, we aim to build a lasting
legacy for future generations.

Building back better

Inequality in our communities has
been exacerbated by the health,
social and economic effects of the
Covid pandemic. Inresponse, at
the end of thisfinancial year, we
launched a new three-year strategy,
'Better lives forall', to focus on
delivering greater equality through
homes, supportand opportunity,
putting residents and communities
atthe heart of everythingwe do.

As we recover our services from the
disruption caused by Covid, we are
involving residentsin transforming
theminordertoimprove our
effectiveness and increase our reach
andimpactinthe communities

we serve. Ouraimisto build on

our legacy of providinghomes and
services that connect people with
opportunity and promote equality,
forthe common good.

Sandra Skeete
Octavia Chief Executive



Tacking

inequality

better lives for all

I
Delivering
equality through
homes, support
and opportunity

Octavia has stayed true toits
social purpose for more than
150 years as we have continued
the pioneering work of our
founder, the social reformer
Octavia Hill.

We arefor people, not profit. We
provide homes, supportand care
forcommunitiesin centraland west
London. Operatingin some of the
most expensive parts of the capital,
we work to reduce inequality and
empower people, through the
provision of good, affordable homes
and opportunities for themto lead
better lives.

2020/21 marked the final year of
our2018/21 corporate strategy and
our planto meetourobjectives
tosupply more homes, support
and care, in the communities
where we operate. Work during

theyearwas based on five key
strategic aims; providing excellent
services, buildingmore homes

and maintaining the quality of our
homes, increasing ourreach and
impact, remaining financially strong
and building a sustainable legacy.

We achieved ourambitionin many
areas, despite the need to adapt
services to reactto the health crisis
caused by Covid. Key services
performed well throughout the year,
rentarrears werereduced and we
reached more than 3,000 people
through our community support.
Ournew homes programme was
impacted by the restrictions of the
pandemic butwas back on track by
the end of March, with more than
260 homesin development.

Responding to
the pandemic

In all our activities throughout
theyear, the safety of colleagues,
contractors, residents and other
people who use our services
remained our priority. We adapted
to meetthe challenge of the
unprecedented situation by pivoting
our business operation to help
mitigate theimpact of the crisis.
From March 2020 our offices were
closed and aremote working system
forthe whole organisation wasin
place. This operated effectively
throughout the year.

The unpredictability of the
pandemic caused immense
uncertainty for people who rely
onourservices. Keeping buildings
Covid-secure, while ensuring
colleagues could operate safely,
was paramount. Supporting people
through the crisis was also a priority.
We revised our community offer to
target resources towards peoplein
greatest need. We also worked with
partnersto reach out to people hit
hardest by the social,emotional
and economic effects of Covid. We
provided extra welfare support for
peoplefinancially affected and set
up systems to ensure we remained

in contact with anyone who might
need extra help.

Atourextra careschemes,
colleagues kept residents safe,
secure and emotionally supported,
helpingto reduce anxiety

through compassionate care and
companionship.

Our high street charity stores

were badly affected and remained
closed for most of the year. The
storesreopenedinApriland we are
developinganew strategy for our
retail offer going forward.

Asour services recover from
lockdown restrictions, ensuring
residents and people we work with
remain safe and our communities
have opportunitiesto prosperis
essential. Inlinewith ourethosand
mission, we are building our services
back better by focusing on those
disproportionately affected by the
crisis, many of whom were already
disadvantaged before it began.

External environment

The Government published the
Social Housing White Paper ‘The
charterforsocial housing residents’
in November 2020, with the stated
purposeto ‘raise the standard

of social housing and meet the
aspirations of residents’. We are
working to the spirit of the white
paperinanticipation of regulatory
changesthatare likely to follow.

We continue to focus on the safety
of allourhomes as a matter of
priority, as guidelines for landlords
evolvein responseto revised
building safety legislation.

In April 2021, we launched a new
three-year Corporate Strategy,
setting out a refreshed ambition
to continue our purpose to sustain
vibrant communities by delivering
equality through homes, support
and opportunity.

It reinforces our commitment to
move forward with our work, with
emphasis on tacklinginequality

and putting residents at the centre
of services. Itis also focuseson
financial strength as we optimise the
impact of our work and continue to
build on our legacy.



The year
at a glance

Throughout 2020/21 and despite

the challenge presented by Covid,
we met our objectives in many areas.
Here are some of the highlights

from the year. -
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Our work

in 2020/21

We are Octavia. We have been
providing affordable homesiin

central and west London since 1865.

Our work in 2020/21 focused on
three key areas:

e Maintaining and developing
good homes

* Providing opportunities that
support diverse communities and
help create better lives

e Enabling people to be connected
and live independently through
quality, person-centred care

We are for people not profit, for
the common good.

Good
homes

Vibrant
communities




We are committed to providing
good, affordable, well-
managed homes and putting
residents at the centre of the
services we provide.

Acore partof our purposeis to
deliver equality through homes,
supportand opportunityin the
areas where we operate. Despite
the challenge presented by Covid
throughout the year, we delivered
more affordable homesin2021/21
and met many of our key service
targets. We also adapted our service
torespond to unique needs created
by the pandemic, helping to mitigate
the adverse effects by providing
targeted supportto residents who
needed it.

Our performance

Our latest resident satisfaction
(STAR) survey in April 2020,
compares our performance against
more than 300 other social landlords
in London. Itdemonstrated high
levels of satisfaction, with overall
satisfaction forourservicesinthe

top quartileamongtenantsin
general needs and older people
housing. More than 80% said they
were happy with our service and
that theirrentrepresented value
formoney and 87% said they were
satisfied with their neighbourhood
asaplacetolive.

Key performance highlights for
theyearinclude:

+ 87% of residents satisfied with
their neighbourhood asaplace
to live (2020 STAR survey)

+ 82% of residents satisfied with
ourservice (2020 STAR survey)

+ 100% of our properties with
valid gas safety certificates and
firerisk assessments

+ 87% ofresidents happy with
their last repair

« OurContactteam answered
callsinan average of 14
seconds

« Reductioninanti-social
behaviourreports

» Reductioninrentarrearsto3.8%

Figure1-Key performance indicators

Performanceindicator 2020/21 2019/20 London
HouseMark
comparison

Rentarrears as % rentdue 3.8% 4.1% Upper median

Rent collection as % of rentdue 100.6% 99.8% Upper median

Void loss as % of rent due 0.5% 0.4% Top quartile

Average voids standard re-let timein days 35 21 Lower median

Number of ASB cases per 1,000 properties 10 12 Top quartile

% residents satisfied with last repair 87% 95% Upper median

% properties with valid landlord

gas safety certificates 100% 100% Top quartile

% firerisk assessments completed available 100% 100% No comparative

data available

Average call answeringin seconds 14 15 Top quartile

Average timeto respond to acomplaintin days 8 9 Top quartile

Performance with re-letting general
needs homeswas strong post July
2020. However, not being able to let
properties from April to June 2020
dueto Covid restrictions, meant that
year-end average re-let time was
35daysand higherthan ourusual
performance.

Listening to residents

Whilst many of our services have
performed strongly, we are always
looking for ways toimprove.
Ourrobust complaints process
encourages transparency and
ensures that we learn from
resident feedback.

In2020/21, we received 106

formal complaints (nine fewer
thanin2019/20),and the average
response time was eight working
days, whichiswithin ourservice
standard of 10 working days. Of
these, 89% were resolved locally
by our service managers, 12 were
escalated toourindependent
complaints paneland two of these
complaints were upheld. The
Housing Ombudsman reviewed
eight,and in one case found
maladministration on grounds of
the delaysto completing a repair
andthe level of compensation
offered. We have taken the learning
from thisfinding very seriously, as
we do with all of our complaints.
We have reviewed the case and
revised our Compensation Policy to
reflect this finding and improve our
performanceinthisarea.

O

Good homes



Figure2-2020 HouseMark STAR resident satisfaction survey

STAR 2020 questions % % London

satisfied satisfied HouseMark
2020 2017 comparison

Taking everythinginto account, 82% 83% Top quartile

how satisfied or dissatisfied

areyou with the service provided by Octavia?

How satisfied are you with the 81% 84% Top quartile

overall quality of yourhome?

Thinking specifically about the building you 81% Not asked No comparative

live in, how satisfied or dissatisfied are you that data available

Octavia provides ahomethatis safe and secure?

How satisfied or dissatisfied are you 79% Not asked No comparative

that Octaviais easy to deal with? dataavailable

How satisfied are you with your neighbourhood 87% 88% Top quartile

asaplacetolive?

How satisfied are you that your rent provides 82% 86% Top quartile

value for money?

How satisfied are you that your service charges 60% 59% No comparative

provide value for money? data available*

Generally, how satisfied or dissatisfied are you 76% T7% Top quartile

with the way Octavia deals with

repairs and maintenance?

How satisfied or dissatisfied are you that 74% Not asked No comparative

Octavia gives you the opportunity to make dataavailable

yourviews known?

How satisfied or dissatisfied are you that Octavia 70% 69% Top quartile

listens to your views and acts upon them?

*Insufficient sample size declared by HouseMark

Itisimportantto usthatresidents
areinvolvedinshapingand
improvingour services. We value
theirviews and feedback and ensure
thattheirvoiceis heard at both
strategic levelsandin our service
delivery. The challenges from the
pandemic made it more important
than everthatresidents were able
tohold ustoaccountand be
satisfied that our essential services
were maintained.

Through a menu of accessible
involvement options, we engaged
with 1,328 residents by telephone
andonlineduring theyear, gaining
valuableinsight aboutour services
and how residents want them
toimprove.

Our strategic resident group, Your
Voice, which reports to our Group
Services Committee, played an
importantrolein facilitating this
dialogue, through assessing our
service and safety performance.
The group also contributed to
reviews of our complaints policy,
compensation policy, assignment
and succession policy, and helped
develop our new environmental
sustainability strategy.

We spoke directly to 507 residents
intwo ‘Call Around’ events (July
2020 and March 2021), gauging
theiropinions on our Covid
response and the development of
ourdigital services. Inresponse,
we are expanding our digital offer,
developingourresidentappto
include reporting repairs (launched
insummer 2021) and initiatinga
website redevelopment (underway
for2021/2022). Residents were also

involved infocus groups on the
future design of services post-Covid,
checking the quality of our repairs
service and through 25 local service
feedback events.

Involving residents and ensuring
theirviews are listened tois at the
heart of the charter of rightsin

the Social Housing White Paper.

Our established approach to
involvementisin line with this

new emphasis on engagement

and respondingto concerns. As

we build back from a challenging
yearimpacted by Covid, we are
involving residentsin recovering
and modernising our services. We
have conducted a self-assessment
againsttherequirementsinthe
Social Housing White Paperin
preparation forthe changes to
regulatory standards expected to be
published by the Regulator of Social
Housing later this year.



Responding to need

Keeping people safe and
maintaining key services was

the main priority throughout the
year. We provided targeted help
forvulnerable people,including
residents whose income was
affected by the pandemic. From
Aprilto November 2020, 162
residents received debt and
benefits advice viaaservice
provided to us by Citizens Advice.

In November 2020, this was replaced
with a new in-house Financial
Inclusion service, which took 218
enquiries and provided benefits
and debt advice to 89 residents. The
two services combined achieved
£396,000 of financial gains during
theyear. Our general needs arrears
ended theyearat3.8%, whichisour
lowest arrears level for more than
two decades.

In2021/22, Octavia partnered with
specialistagencies on two distinct
Housing First schemes-onein
partnership with London charities
Solace Women’s Aid and Standing
Together, providinghomes to
women fleeing domestic abuse, the
other partnering with St Mungo’s,
forstreethomeless people living
in Westminster. We provided four
homes with tailored support for
individualsin acute need, who
were further supported with
intensive, wrap around services
from specialist teams.

Repairs and safety

Safety of ourhomesis paramount
andinthis area performance

was good. We achieved 100%
compliance for gas safety checks
andfirerisk assessments at the end
of March 2021.

Keeping homes safe and well-
maintained during the enforced
restrictions of the pandemic
presented a considerable challenge
for colleagues and our contractors.
We are pleased to reportthatall
emergency and urgent works were
completed, as we met our target
times throughout the year.

Dueto Covid, we completed a
reduced planned works programme
butwere able to offer a high
standard of service in many areas,
including:

« 160 new boilersinstalled

+ 124 homes with external wall
insulation works

+ 54homeswith windows
replacement

Our kitchen and bathroom
replacement programme was puton
hold in March 2020. This work was
re-started in summer 2021.

]
"This flat just feels
like a dream. |
never imagined |
would get housed
in this area. | feel
so lucky."

Octaviaresident housed through
our partnership with Solace and
Standing Together

Aswith all Octavia office-based staff,
our Contact team and repairs call
centre worked remotely throughout
theyear. Service performance
remained strong, with 37,000
callsfromresidents received and
overall call answering targets met.
We ensured residents were able to
contactuswhenthey needed to, and

urgent and emergency repairs were
efficiently dealt with. Our ability to
maintain a high level of essential
services in spite of the pandemic
isreflected in resident satisfaction
with our repairs service, which was
at87% atthe end of March 2021.
(seeFigurel)

Figure 3-Number of Octavia homes at 31 March 2021, by tenure

Tenure Ownership/ management Number
of homes

General Needs Owned and managed by Octavia 3,284
Owned by Octavia and managed by others 3

Intermediate Rent Owned and managed by Octavia 167
Affordable Rent Owned and managed by Octavia 469
Supported Housing Owned and managed by Octavia 199
Owned and managed by others 81

Housingfor Older People Owned and managed by Octavia 138
Shared Ownership Sold 470
Unsold 9

Leaseholders Managed by Octavia 296
Student Owned and managed by Octavia 125
Private let Owned and managed by Octavia 6
Total 5,247




Figure4-Homes completed and in developmentin 2020/21 by local authority

Homes Tenure
Local Completed Under Contracts Affordable Shared Intermediate
authority 2020/2021 construction agreed but Rent Ownership Rent
at31/3/2021 notsignedat
31/3/2021
Brent - 131 22 81 12 -
Camden - - - - - -
Ealing - 36 - 19 17 -
Hammersmith 8 38 - 14 - 32
& Fulham
Harrow - 80 - 60 20 -
Hounslow - 19 - 8 11 -
Wandsworth - 6 86 19 71 2
Westminster 16 15 - 12 4 15
Total 24 325 108 213 195 49
Our homes The considerable challenges

Octavia has morethan 5,200
affordable homesforrentand
shared ownership, enablinga
diverse community of Londoners
to live close to where they work
and have social ties. These homes
offer long term security to people
on lowerand middleincomesin
anareathatwould otherwise be
unaffordable tothem.

presented by the pandemic
impacted the number of homes
completed this year. We developed
28 new homes during theyear, 12 of
them for Affordable Rent. By the end
of March 2021,325 new homes were
in development, 60% of them for
Affordable Rent.

Developing in partnership

Affordable shared ownership

Our leadership of Connected
Housing Partnership, a strategic
development partner with the
Greater London Authority which
we operate with Shepherds Bush
Housing Group and Origin Housing,
continued and is on track to exceed
its target to deliver just over 1,400
homes by 2023.

Through another partnership with
Barratt Homesand the London
Borough of Harrow, in 2021/22 we
committed to develop an extra
care housing scheme, delivering
60 quality rented homes with
careforolder people. We also
committed to developinga further
20shared ownership homesinthe
borough through our partnership
with Harrow Churches Housing
Association.

Atthe end of March 2021, we
launched a new three-year
Corporate Strategy, puttingin place
aplantodeliver 60 new homes
ayear, atleast 40% of them for
affordable rent.

Our homes for shared ownership
provide opportunity for people on
lowerincomes to buy an affordable
home in some of the most high-cost
areas of the country. We sold 22
new homes for shared ownership
in2020/21, across the boroughs

of Ealing (2), Hounslow (6) and
Westminster (14).

The average household income

of people who bought ourhomes
in 2020/21 was just over £46,000.
Shared ownership homes sales for
theyear generated anincome of
£3.86m and surplus after costs was
£1.42m.

The average sales value of our
homeswas £707,000 forthose

sold in Westminsterand £370,000
across the outer London boroughs
of Hounslow and Ealing. Our
shared ownership model enabled
purchase of three-bedroom homes
in Westminster foracombined
mortgage, rentand service charge
of lessthan £2,000 per month,

and £1,450 per month for two
bedroom homesin outer London -
demonstrating affordability to those
on lowerincomes, when compared
tooutright purchase.



There were a number of voluntary
disposals during the year (five
properties and two garages), and
12 existing shared ownership
homeowners took the opportunity
to buy a greatershare of theirhome
through staircasing. In total, these
sales transactions generated a
surplusto Octavia of £4.417m.

We areworking toimprove value
formoney of our services to
homeowners. Asurvey of new
shared ownership homeowners
indicated that our caretaking and
cleaningteam model continues to
achieve high levels of satisfaction.
We haveresponded to resident
feedback by improving how we
dealwith enquiries and how we
communicate over service charges.
Homeowners also benefitted from

new digital services delivered
through ourresidentapp. We are
currently focusing onimproving the
cyclicaland majorworks process,
and on managing and monitoring
third party services provided by
managing agents.

Fire safety

We continued our fire safety works
to homes, including replacing ACM
claddingto one development that
ismore than 18m high, for which
we arein receipt of government
funding from the Building Safety
Fund.Wearereplacing cladding
and undertaking work to remediate
asecond buildingand planning
remediation of another building
below 18 metres. We identified a

number of other developments that
may require remediation and we are
currently determining the full extent
of any works required.

Additionalfire safety measures,
including waking watches and
extraalarmsincommunal areas,
have beeninstalled at the buildings
affected, whererequired. We are
supporting residents of these
homes and keeping them regularly
updated.

Investing in sustainability

Ournew Corporate Strategy
(launched in April 2021) includes
afirm commitmentto advance

our sustainability agenda and our
net-zero carbon ambition. In 2020,
wessigned up as an early adopter of
the new industry-led Sustainability
Reporting Standard (SRS) for Social
Housing. SRS provides a framework
for housing providersto reporton
environmentalimpactsin a uniform
and comparable way. The data
feedsinto our Environmental,
Social and Corporate Governance
(ESG). Ourfirst SRS reportisduein
October2021.

In spite of the disruption caused by
Covid, our programme of retrofitting
through adding external wall
insulation to homes continued,
with work to 124 homes completed.
Ourinvestmentin sustainability
hasseen a positiveincreasein

the average Energy Performance
Certificate (EPC) ratings of our
homes. At March 31, 70% of our
homeswererated Corabove. The
EPCratingis a property’s rating for
energy efficiency, with Abeing the
highest. We provided free energy-
saving Green Doctor consultations

to 28 residentsto help reduce the
energy use and cost of heating
theirhomes.

In November 2020, we initiated
anew ‘Heat Manager’ service to
improve our service to residents
with homes connected to a heat
network. Through the Government
ledinitiative, we are working with
heat network specialists, Chirpy
Heat, to reduce carbon emissions,
improve value formoney, and
ensure maintenance processes to
optimise the effectiveness of

heat networks.

In February 2021, our performance
in managing environmental
sustainability was recognised in
being awarded Gold SHIFT status
forthethirdyearinarow. The
assessment reviews sustainability
performance across the whole of
anorganisation, includinghomes,
offices, new developments,
supply chains and strategy and
leadership. Octavia now ranks 10th
out of the 40 most recent SHIFT
assessments, whichis a reflection
of our commitment to retrofitting
olderhomes, achieving higher EPC
ratingsin new homesandinvolving
residentsin working towards our
sustainability goals.

Overthe last year we have defined
our carbon footprintand we are
preparinga new Environmental
Sustainability Strategy (2022-
2025), which will continue to target
emissions across our portfolioin
preparation for net-zero carbon

by 2050. We have also launched

a Sustainability Champions
Programme with staff which aims to
embed sustainability objectivesinto
roles across the organisation.
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Our vision: vibrant
communities,
better lives for all

Our community projects help
create sustainable, diverse
neighbourhoods, providing
equality of opportunity. We
want to enable people to live
well and independently, with
confidence in the future andin
reaching their potential.

These projects connect with people
across all age groups, optimising
ourimpactand reach by helping to
create and sustain vibrant, thriving
neighbourhoods.

In spite of the challenge of

Covid throughout the year,we
continued in ourambition to
make a difference. The uncertainty
created by pandemic highlighted
theimportance of thiswork more
than ever, as people struggled with
their health and wellbeing, or were
financially affected.

Our face-to-face activities were
suspended for most of the year,

but we stillmet ourambitionin
many areas, and reached 3,246
people through welfare assistance,
training, employment, outreach and
befriending, and youth activities.

D

Ourworkin2020/21included:

« £42 581 donatedto 10 local
charities through Octavia’s
Better Lives Community Fund
- 763 young people attended
activities provided

« 364 peoplereceived
handyperson or gardener visits

« 134youngpeople attended
regular weekday and school
holiday events

+ 615 people received food
vouchers and/orfood parcels

+ 246 people supported
through our dedicated Covid
community response across
supportand care services

+ 96 people received grants for
essentialhomeitems

+ Helped 103 people seeking
employmentand training

+ 293 peoplevolunteered with us

+ 878 people benefitted from
outreach, befriending
and activities

Supporting people
during lockdown

Earlyin the year, we quickly adapted
our services, to continue as much
of ourwork as possible during the
lockdown restrictions. We moved
servicesto telephoneand online
channelsto keep people connected
andtoreachthosein greatest
need, addressing wellbeing and
preventing socialisolation, and
assisting those facing financial
hardship.

We recognised the heightened
isolation older, shieldingand
vulnerableindividuals would face
and took steps to reach out to both
Octaviaresidents and other people
in our communities, to ensure their
wellbeing was being attended to and
to offer our support.

We created a ‘Covid directory’
system to keep in touch with

older people and worked closely
with charity and local authority
partnersto ensure they received the
assistance they needed. We carried
out regular welfare checks around
food provision, Covid health and
additional health and wellbeing,
building resilience and tackling
inequalities faced by older people
in accessing services. Our service
model was shared with peersasan
example of best practice.

We keptin regular contact with
Octaviaresidents over 70 years
old to offer practical assistance
and wellbeing support. We are
very grateful to partners Goodman
Masson and Lexis Nexis RSG for
assisting with these initiatives,
which led to a number of referrals
toour Outreach and Befriending
services.
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Tackling loneliness

Ourestablished Better Lives
Programme provides hundreds
of older people every year with
outreach support and one-to-one
and group befriending, to

help preventsocialisolation

and loneliness.

We switched to atelephone and
online delivery model forthese
services before the start of the

year, in anticipation of increased
need due to the pandemic. Our
befriending service movedto a
telephoneservice, asarecord
number of local people came
forward to volunteer with us. Atotal

of 878 people benefitted from the
service, 205 through one-to-one
active befriending relationships.

At the end of the year we launched
areportwith New Philanthropy
Capital (NPC) evaluating theimpact
of our Better Lives Programme on
tacklingloneliness and isolation.
Itrevealed the programme’svalue
inimproving physical health,
wellbeing and quality of life, with
40% of people using the service
reporting a decreasein feelings

of loneliness and 61% improved
mental wellbeing. We have shared
the findings with the sectorand
planto build on this with further
work on measuring the impact of
these services.

]
“My timeis the
most valuable
thing | can offer.
To spend it with
nice and interesting
people while
helping peopleis
priceless”

Octavia volunteer befriender

We are hugely grateful to our
partners and volunteers who made
continuing with our community
projects possible. Just under 300
people were actively engagedin
volunteering with usduring the
year, most of them involved with our
befriending programme and many
joiningusduringthe height of the
pandemic. More than 20 volunteers
were referred to us through our
partnership with Westminster
Counciland 89 people were from
corporate partnerships who were
involved with befriending, virtual
activities at our extra care schemes,
and ouremployment and training
programmes.

Employment

We supported 103 people with
training and accessing new
employmentduring the year,

with 16 people helped into work.

In January 2021, we signed up
tothe Government’s Kickstart
Scheme, joining a consortium of 59
organisations to create three high-
quality, six-month placements for
young people aged 16-24.

In March 2021, we signed up with
Kensington and Chelsea borough’s
‘Pathways to Work’ charter,
pledging toworkin partnership

to tackle unemploymentamong
social housing residents through
increasing employability and
opportunity.



Help from our friends

During theyear, we supported 615
people with food bank referrals or
food parcels and secured grants
for96 people on low incomes to
purchase essential household items
such as fridges, cookers or computer
equipment foreducation, training
orwork. We also provided 364 older
ordisabled people with home
handyman and gardening visits.

]
Octavia's Birth of Cool project for younger
people produced a series of exhibits,
including a film documentary featuring
the cultural and fashion history of the
Kings Road in Chelsea. The film was
shortlisted for industry awards.

We are extremely grateful to the
Friends of Octavia and Westminster
Almshouses Foundation for
supporting our discretionary grants
and food bank referrals. We are also
grateful to Chelsea Football Club
Foundation and Dads House for
providing meals and food parcels,
which our Care and Outreach teams
delivered to people shielding or
facing hardship.

Connecting younger people

Ouryouth team kept 134 young
people connected and creatively
engaged through a mixture of after
schooland school holiday activities,
many of them held virtually,
including:

+ Anintergenerational ‘Gen Pals’
project, partneringyoung people
with anolder ‘pal’ to share stories
over Zoom and through letters
anddigitalart

« Avideo produced with
Hammersmith & Fulham Child
and Adolescent Mental Health
Services (CAMHS), to boost
confidence amongyoungservice
users about returning to school
afterthe end of lockdown

+ Alocal project creating podcasts
aboutthe urban developmentin
the Kensal Green area of
west London

A film and digital art project funded
by the National Lottery Heritage
Fund, Birth of Cool, continued during
theyearandits creative outputs were
celebrated inan online exhibition at
theend of theyear. Atotal of 32 young
people, guided by adult volunteers,
mentors and industry experts, were
involved with the project. Nineyoung
peoplewentonto furthereducation
orworkinthedigital arts professions.
Birth of Cool produced a series of
installations and interactive exhibits,
including two broadcast-standard
films. One of the films, which
documented the culturaland fashion
history of the Kings Road in Chelsea,
was shortlisted forindustry awards.

Octavia’s Better Lives Community
Fund supported a further 763
younger people through grants
tosmalllocal charities. Ten local
charities benefitted from a total
of £42,581 grant funding, with
recipients given flexibility to use
allocated funds to respond to
needs created by the pandemic.
We are very grateful to the Octavia
Foundation Trustees for their
support with managing the fund.
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Octavia charity
retail stores

The operation of our charity stores
was severely hampered by the
lockdown. The stores were closed
for most of the year and staff
furloughed. During the year we
permanently closed three stores,
taking the number of stores we run
tol5attheend of March 2021. All
storesreopenedin April 2021, with
anotherstoreclosingin July 2021.
We are developing a strategy to
transform the business for the
long-term.

Our response to
Black Lives Matter

In July 2020, following the death of
George Floyd, we set outa number
of commitments to being an anti-
racistorganisation. These included
identifyingand understanding
anydisparitiesin how our services
aredelivered and received,

and proactively addressing any
inequality ofimpact. This led to
anumber of initiatives, including
tackling disparities overresidents
living in overcrowded homes and
targeted support forfinancial
inclusion.

Between April 2020 and March 2021,

we contacted residents livingin
overcrowded householdsand on
our transfer waiting list, rehousing

. fourhouseholds, enablinga

further three families to move out

. ofcrowded shared family homes
. andinto a home of theirown, and
. supportinganother12tenants

through mutual exchange.

More than 50% of residents who
benefitted from a new Financial
Inclusion service launched during
theyearidentified as being Black or
Asian. The service provided advice
and support over benefit concerns
and debt, including supporting
residents atrisk of not beingable to
pay theirrent. (for more information
aboutthe FinancialInclusion
service, see page 18).

—
We believe that mixed communities
are strong communities and everyone
deserves the same chancesin life.

Our charity stores help to support our
community work.




We offer a wide range of Care

' and Support services to older
and vulnerable adults living

in our homes and in the wider
community and we specialise in
tailored, person-centred care
that treats individuals with
compassion and respect.

We seek to be an exemplarhomes
with care provider,empowering
peopleto live well, stay active and
dealwith changesintheirlives,
while remaining connected with
othersinthe communities where
they live.

Ouremphasisison relationship-
based care forthe individual,
understanding who are the
important peoplein their lives and
working with themin partnership

to getthe best outcomes, including
improved confidence and resilience,
reduced loneliness, improved
health and wellbeing and a sense of
belonging.

Highlights for 2020/21:

+ All7 extra care schemes rated
'Good' by the CQC

+ 94% satisfaction rating from
people using Care and Support

+ 108 people benefitted from
floating support

+ 103 sheltered housing
residents provided with
on-site support

+ 210 peopletookpartin
tailored activities

+ 206 people were socially
engaged with befriending

+ 179 peoplereceived 3,369
hours of care per week

+ 12 peopleableto leave hospital
through our reablement units

Homes with care

Octavia has seven extra care
schemes, providing 179 homes for
older peoplein centraland west
London. All were rated as Good in
their last Care Quality Commission
(CQC) inspection, with two rated
asoutstanding for responsiveness.
These homes offervarying levels
of care, tailored to the individual
needs of residents, with two of them
specialisingin dementia care.

Oursheltered homes provide
independentliving for older people,
and our supported housing schemes
meet arange of needs, including
peoplewith learning disabilities
ormental healthissues and young
people atrisk.

Responding to Covid

Atthe beginning of the year, our
older people day servicesand
supportservices adapted quickly
tothe evolving Covid emergency.
We combined our resources across
ourday centre service, activities,
outreach and befriending to
support 246 peoplethrougha
dedicated Covid community
response initiative.

Residents of our extra care schemes
were asked to shield, in line with
nationalrules set out by government.
Throughout the lockdown, our care
staff stepped up to reassure residents
and keep them safe, meeting extra
emotionaland wellbeing needs, in
addition to continuing to meet care
needs. We used technology toensure
residents were abletoremainin
contact with family and friends

and keptthem engaged through
socially distanced and virtual

events (withinthe parameters of the
lockdown restrictions).

We were in daily contact with local
authorities and public health teams
and the CQC undertook emergency
reviews to understand our response
tothe pandemicand assure that

we were takingall prescribed
measures to minimise the risk of the
infection spreading.

Quality care



Support for colleagues

The dedication of our care
colleagues was crucial to keeping
residents and people who use
our services safe. They followed
the stringent health and safety
measures required, operating at
some risk to themselves, while
putting the care of residents and
service usersfirst. Colleagues
were supported through our staff
wellbeing services and professional
developmentand training
continued viaonlinewebinars.

During the year, we secured an
extension of contracts for our care
servicesinto 2022, with inflationary
upliftsto meet salaries setat, or
above, the London Living wage. At 31
March 2021, the majority of our Care
colleagues were vaccinated against
Covid, with 82% having received,
orscheduled to receive, at least the
firstvaccine dose.

Reablement

Ourvalued reablement service, run
from one of our extra care schemes,
continued to provide short-term
careto peopleto aid recovery
afterdischarge from hospital.
Three dedicated units, managedin
partnership with Kensington and
Chelsea (RBKC) Adult Social Care
provided reablementto 12 people
leaving hospital through temporary

flexible carein a home environment.

The service allows people to
complete theirrecovery as their
long-term care needs are assessed.
The success of the initiative has led
to RBKC commissioning two more
unitsin2021/22, expanding the

service to five units for a furtheryear.

|
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The need for adaptationsin people’s
homes continued to be identified
and responded to throughout the
year, with 66 minor and 29 more
extensive new adaptations carried
out,in additionto 50 adaptation
repairs. Processes were putin place
toensure all Covid risks could be
managed.

Better lives, better endings

Our Better Lives, Better Endings
project, which started in 2019 to
help improve the quality of life and
end of life, was hindered by Covid.
However, the project team were able
to provide useful assistance to staff
and residents, as we experienced
more people reaching the end of

life whilst living in extra care. The
learning from this period has further
informed the projectand a planned
staff development programme.

—
“Whenever | hear the name Octavia,
it brings sunshine into my life.

Three of the best times in my life have
been graduating with my nursing
degree, receiving Maundy money
from the Queen for my charity work,
being introduced to the Octavia
Outreach service”

Octavia outreach service user




People and

resources

Octavia employs a diverse
workforce of 435 people, 370
core employees and 65 bank
staff and aims to recruit,
promote, and retain the best
talent. We support our staff

to deliver exemplar services
across all parts of the business.

The pandemic presented an
unprecedented year of challenge
for colleagues, bothin beingable to
carry outtheirrolesand personally.
To meetthe challenge, we adapted
the working environment, pivoting
our services and moving to remote
working for all office-based staff.

We furloughed staff from some
areas dueto governmentimposed
lockdown restrictions suspending
some business activities. Colleagues
inourretail storesand thoseinroles
that were unable to operate while
the social distancing restrictions
remained in place were furloughed,
aswerethoseshielding.

Frontline colleaguesin our

support, careand housing services
continued to operatein very difficult
circumstances, many working
differentlyin orderto prioritise
services essential to help keep
everyone safe.

The majority of office-based staff
worked remotely, mostin home
working environments. They adapted
tothe necessary new ways of working,
while also dealing with pressures such
asstress about the pandemic, crisis
management, loss, loneliness and
home-schooling children.

The health, safety and wellbeing of
colleagues has been a major priority
throughout, and people were
supported in avariety of ways with
wellbeing check-ins, our Employee
Assistance Programme, individual
risk assessments and access to
mental health first aiders.

We implemented quarterly ‘pulse’
surveys to check-in with staff, to find
out how they were feeling about

the support provided. We have also
involved our elected staff forum with
our Covid business response and
recovery planning.

Through our Black Lives Matter
(BLM) Commitments, we increased
oursupporttoBlackand Asian
colleagues. An Equality, Diversity
and Inclusion (EDI) taskforce was
set up, which fed into our Board

and led on data driven reviews of
inequalities thatimpact our policies.
We created ‘Uplift’, a Black Staff
Network group. The group was
designed to supportour Black, Asian
and otherunderrepresented ethnic
colleagues, creating a safe space for
sharingand mutual support.
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We provided leadership awareness
training with a specific focus on
race equality. We also engaged with
external networks to identify best
practice and build on the capability
of our leaders, along with building
ourally network, to supportand
deliverour EDlambitions.

Our new Corporate Strategy has a
strong focus on tackling inequality
through our services and within
the organisation. It builds on our
BLM Commitments and has fed
into a relaunch of our performance
framework, which provides a

suite of resources for staff and
managers to develop their skills.
We are alsoworkingonanew
learning programme, focusing

on compliance and manager
development.

i

In 2020/21 staff sickness absence
was an average of4.03 days lost,
which compares positively with
theindustry benchmark figure of
eight days. We experienced 410

days lost due to colleagues being
diagnosed with Covid and 717 lost
dueto people self-isolating. Our
staff turnover figure at 31 March 2021
was 19.4%.

Last year, all Octavia staff were paid
morethan the London Living Wage.
Thisis currently being reviewed in
line with the new financial year. The
mean gender pay gap for 2020 was
17%, a decrease of 9% from 2019.

The remuneration process
fordirectorsis agreed by the
Corporate Committee and, for

the Chief Executive, by the Board.
Octavia’s policy is to offer fees

to board members, which are
periodically reviewed and externally
benchmarked.

Changeswere madeto the
organisation’s structurein 2020/21
to modernise and improve our
service delivery. Anew Business
Excellence and Innovation
directorate was created to focus
key internal services on harnessing
data and technology to modernise
and improve. Other organisational
developments were designed to
enable colleaguestowork more
effectively together, to enable

the organisation to meet our new
strategic priorities.

Technology

In the first weeks of the year around
200IT devices were deployed

to colleagues working remotely

and Microsoft Teams video
conferencing was rolled out across
the organisation. Atthe sametime
the Contact service was movedto a
cloud contact centre solution. Anew
IT service management solution was
purchased and configured during
theyear,toenable usto better
monitor and track service requests
and IT assets. Thislaunched in

April 2021.

Projects aimed at modernising
ouroperation continued. We
upgraded our Microsoft CRMto the
Unified Interface. In line with our
data governance programme, we
embarked on a corporate project to
improve data management across
the organisation, starting with
property data. Anew IT system,
Semarchy, was installed to support
thework of the projectasanaidto
monitor, cleanse and improve data
quality.

Work on adevelopmenttoadd
repairs logging to ourresidentapp
continued during theyear, with
the new functionality launching to
residentsin Summer 2021.



Risks and

uncertainties

In a climate of uncertainty
around the effect of Covid on
our business and the wider
economy, the organisation is
facing a number of risks. We
have been preparing for the
possible impact of the UK’s
exit from the European Union,
which still remains anissue.
In addition, we are closely
monitoring evolving changes
to fire safety legislation and
building regulations.

The Boardisin the process of
updatingitsapproach torisk, witha
new Risk Management Framework
approvedin June2020. As part of
this process, athorough review was
undertaken. We have considered the
top risks that may impact our ability
to achieve our strategic objectives
and they can be summarised
asfollows:

Health and safety - Covid has
created a new set of challenges,
particularly in respect of the
health and safety of our residents,
colleagues and service users. We
needed to adapt to new ways of
workingacross all our workplaces,
including our care schemes,

and ensure our corporate health
and safety frameworks were fit
for purpose.

7
There continues
to be a focus on
fire safety.

Building safety - We continue to
inspect our properties for safety
concerns and remediate them as
a priority. Asthe requirements of
landlords evolve and we prepare for
revised building safety legislation,
we anticipate the scope of ourfire
safety works may changein the
future. We are also monitoring
thewiderimplications of these
changes for our future sales activity.
We are aware of the challenges
homeowners facein re-selling their
homes where fire safety certification
isrequired. We are supporting
leaseholdersin pursuing funding

for fire safety works and, where
possible, in the recovery of costs.
Ourcompliance with all aspects

of landlord health and safety is
monitored by the Estates Committee
and the Board.

Economicenvironment -
Brexitand Covid have caused
arange of uncertaintiesin the
economic environment. In
particular for Octavia, we are
closely monitoring changesin the
UK property market, and we have
stress-tested our financial plans
for both a slow-downin sales and
areductioninsales prices. We
arealsomindful of changesinthe
employment market, particularly
in care and supportand our retail
operations, as well as possible
impactsoninflation, asthe UK
economy seeks to recover from

lockdown. With interest rates
currently atan all-time low, Octavia
is largely protected from future
majorinterestrateincreases as
alarge proportion of ourloan
portfoliois fixed rate debt.

Charity retail operations -

Our retail operations have now
reopened and are outperforming
our expectations. There continues
to be strongdemand, albeit we
recognise the challengefacing
retailand we cannot predict any
futureimpact of Covid on the
retail business.

Data governance and quality -
Aswith other housing associations,
the historic nature of our business
makes it challenging to keep pace
with changesintechnology. We have
anumber of legacy systemsin place
acrossour T and data processes.
To mitigate this, we have embarked
on areview of our data governance
structures, initially focusing on
property records.

As wellas mitigating risks, we are
continuing to exploit opportunities
to build on our powerful legacy; to
enable Londoners to thrive through
quality homes and services that
connect people and opportunity.

Thisincludes resourcefulnessin
adopting new technology and
new ways of working, where it can
improve our services and reach.
We arealso looking to exploit
further opportunities for
partnership working, to develop
more homes and provide more
community support.



Finance and

governance

Octavia has over 5,200 homes, many
in some of the highest property
value areas of the UK.

We combine our financial strength
with acommitmenttoincrease
theamount of affordable homes

we provideinthe areas where we
operate, enabling more people

with lowerthan average incomesto
continueto live close to the centre of
London.

Ourregulatory gradings with

the Regulator of Social Housing
remained at G1 (Governance) and V2
(Viability) during the financial year.

Financial results

The Octavia Group’s financial
performance overthe last five years
isillustratedin Figure5.

In2020/21, the operating surplus
fellby 26% to £9.19m, down from
£12.5minthe previousyear. This
was largely due to the collapsein
theretail sector which removed

£1mincomefromthe Group

this year. There were also delays
in anticipated development
handovers, and the slowdown in
shared ownership property sales,
the combined effect of which
amounted to a further £2m less
inincome. The surplusis further
suppressed by £2.2m of cost relating
to additional Elizabeth House
claddingreplacement costs.

The overall surplus for2020/21

was £1.4m, down by £7.3m from

the £8.7mrecorded in the previous
year. Thisisa compound effect from
the £3.3mreductionin operating
surplus, aninvestmentrevaluation
in2019/20 which increased the
bottom lineby £3.7m,and an
increased netinterest cost, which
was partially due to periods of non-
activity at development schemes,
leading to a reduction in theamount
of interest that could be capitalised.

Figure 5-Octavia Group financial performance

2020/21 2019/20 2018/19 2017/18 2016/17

£fm
Turnover 54.9
(excluding donations)
Costofsales (2.6)
Operating costs (46.0)
Otheritems 2.9
Operating surplus 9.2
Netinterest payable (8.3)
Interest breakage costs -
Gainonbusiness -
combination
Revaluation of 0.4
investments
Surplus for the year 1.3
Borrowings 236

Housingowned/managed 5,241
(number of homes)

Figure 6 - Housing portfolio valuation

Open market value with
vacant possession

Market value subject to
existingtenancies

Existing use value for social housing

Estimated annual market rent of
General Needs social rented portfolio

Actualannualrentroll of
General Needs social rented portfolio

£m

58.7

12.5

3.7

8.7
222
5,087

2021
£m
2,461

1,312

604
90

25

£m

58.7

(10.0)
(38.8)
2.8

12.7

6.5
211

5,013

2020
£fm
2,504

1,269

581
90

25

£fm £m
448 55.5
(7.5) (1.6)
(36.8) (33.0)
12.9 1.6
24.1 11.8
(4.6) (4.8)
(8.0) -

- 2.6

- 2.5

11.5 12.1
190 168
4,832 4,791
2019 2018 2017
£m £m £m
2,347 2,400 2,337
1,200 1,127 1,095
541 501 466
91 95 85
24 25 25

The higher operating surplusin 2017/18 reflects a £10m donation received in
theyearto provide sixhomes for families affected by the Grenfellfire.

Property portfolio

The Group’s underlying financial
strength arises from the quality
ofits high value portfolio of social
housing, which has been built

up overthe last 150 years. Thisis
reflected in Jones Long LaSalle
(JLL)'sindependentvaluation

of our General Needs housing
property portfolio at 31 March 2021.
(see Figure 6 and note 14 of these
financial statements).

Thisvaluationindicates an average
Vacant Possession value for General
Needs properties of approximately
£507,000 (2019/20: £525,000) and
around £497,000 (2019/20: £508,000)
across the whole portfolio, including
shared ownership homesand
supported housing.

The property portfolio requires
significant levels of reinvestment
each year for both maintenance
purposes and to respond to the
requirements of health and safety
legislation. The current financial
plan envisages spending £21.9mon
these works over the next four years.
Thisincludes a programme that will
bringallhomes up toagood energy
efficiency standard by 2023.

In addition to the housing property
portfolio, Octavia has commercial
properties held in the balance sheet
atavaluation of £14.8m based on
an Open Market Value in March
2020 by JLL (these properties are
revalued by externalvaluersona
three-year cycle). We use surpluses
generated from our commercial
portfolio to support non-social
housingactivities across the Group,
particularly ourinvestmentin
communities.



Social value

Itis centralto Octavia’s work that
we continue to provide homesin
high value areasin central London at
rents that are affordable to people
on lowerthan averageincomes. We
setourrents atlevelsthatenable
thisto be achieved. As aresult, there
isasignificant difference between
the market rents that theoretically
could be charged for our property
portfolio and the rents charged.
JLL estimate the market rental on
our General Needs portfolio to be
£90m perannum against the rents
actually charged in the financial
year of £25m. The difference of
£65m representsthe social value
thatthelocal community and
government receive from Octavia’s
properties. During the year, average
rents charged on social housing
propertiesincreased from £122.51
perweek to £129.81 per week.
2020/21 was thefirst year following
theend of the Government’s 1%
rentreduction regime. Our average
rents continue to be below the
Government formula for Social
Rents.

During the year, we also added
another 12 new homes for
Affordable Rent to our portfolio.

Underthe Affordable Rent regime,
rents can be charged at up to 80% of
market rents but, given our concern
to ensure that rented property
remains affordable to those in low
paid employment, we estimate
that our average Affordable Rent
represent less than 30% of market
rent levels.

The Board aims to keep therents at
alevel consistent with maintaining
and developing our housing stock
for General Needs properties.
Thelevelof rentthat can be setis
also constrained by government
regulatory requirements,

planning approvals and the terms
of borrowing agreements and
grant attached to the properties.
Octavia has had the benefitof a
total of £191m of grant from central
government, whichisinvestedin its
currentstock.

Our currentrent policy is based on
the Government’s Formula Rent and
Affordable Rent regimes, and we aim
to keep Affordable Rentsin line with
London Living Rents. We believe
thatallthe rents charged by Octavia
represent good value for money for
residents, and the results from the
2020 STAR survey indicates that this
view is shared by our residents.
(seeFigure2)

Value for Money

Octavia’s Value for Money (VfM)
Framework aimsto balance
ourfinancial health with our
responsibilities to residents and our
social mission.

As anorganisation, we aim

to maximise ourimpactand
demonstrate we are using our
skills and resources effectively. Our
pursuit of efficiency is not simply an
exercise in cost cutting - financial
healthisnotanendinitself, but
complements and reinforces our
social purpose, which isembedded
within ourorganisation atall levels.

We take a holistic and balanced
approach to VfM that supports
ourfundamental social purpose,
and ourstrategicintent. The
interconnected nature of our
approach recognises both social and
financialvalue and also balances the
needs of our existing residents with
the wider social value we deliver,
such as meeting future housing need
orinvestingin ourcommunities.

Inassessing our VfM performance
in2020/21, we have made use of
both Sector Scorecard and bespoke
metrics. We use benchmarking as an
indicator of our performance against
ahandpicked group of peersand we
review trendsin our performance.

]
Octavia’s Value for
Money Framework
aims to balance
our financial
health with our
responsibilities to
residents and our
social mission.

For all peer organisations, metric
scores are sourced from their 2020
financial statements.

Octavia’s unique tenure
composition and focus on tenants
means our VfM metrics may differ
from other housing associations.
We own and manage more than
5,200 homesin central and west
London, with a significant level of
legacy stock, supported housing
and housing forolder people, as
well as a high degree of community
investment. Consequently, our
peer group has been selected
from organisations operating
wholly or mainlyin central London
and thewider boroughs, with a
significant level of stock made up
of care and support and sheltered
accommodation or housing for
older people.

Octavia’s social housing cost per unit
(SH-CPU) hasincreased this year
duetofire safety costs ata scheme
where cladding replacement works
arecontinuing. The median SH-

CPU forour peer group was £5,876,
suggesting that there are some
outliersinthe group and Octavia’s
resultis above average. Thisalso
reflects the higher repair costs we
incuron our heritage propertiesin
the high-value areas we operate
in,and while our overall operating
margin hasslightly decreased this
year, our social housing operating
margin hasimproved. In terms of
community investment, our spend is

®

amongst the top of our peer group.
This, together with our commitment
to care and support, impacts our
overall margins compared with our
peer group, while demonstrating
ourcommitmenttoincreasing our
reach and impact.

Compared with last year, our
delivery of new homes has declined.
Thisis mainly dueto slippagesin

the delivery of schemes and the
reprofiling of uncommitted schemes
because of the pandemic.

Ourinterest cover under the RSH
definition has declined from last
yearand is lowerthan our peer
group. Thisis duetoacombination
of our lower operating margins
and higherinterest costs, where
we have taken a long-term view of
our loan portfolio and recognised
additional costs as a consequence
of remediation worksin respect
of cladding. Our return on capital
employedisin line with last year,
and our gearing (our level of debt
compared to our assets) remains
one of the lowest amongst our
peer group.



Figure 7 -Value for money comparison

Regulatory metrics

Metric1reinvestment

Metric 2 new supply delivered (social housing)
Metric 3 Gearing (RSH definition)

Metric 4a EBITDA MRl interest cover (RSH)

Metric 5 headline social housing cost per unit
Metric 6a operation margin (social housing lettings)
Metric 6b operating margin (overall)

Metric 7 return on capital employed

Metric 8 communities spend % of total

Figure 8 - Value for money targets

Regulatory metrics

Metric 1 reinvestment

Metric 2 new supply delivered (social housing)
Metric 3 Gearing (RSH definition)

Metric 4a EBITDA MRl interest cover (RSH)

Metric 5 headline social housing cost per unit
Metric 6a operation margin (social housing lettings)
Metric 6b operating margin (overall)

Metric 7 return on capital employed

Metric 8 communities spend % of total

Actual
2020/21
£m

5.4%
0.5%
40.0%
78.4%
£8,073
25.8%
12.2%
1.7%

2.1%

Octavia
2020/21
£m

5.4%
0.5%
40.0%
78.4%
£8,073
25.8%
12.2%
1.7%

2.1%

Target
2020/21
fm

9.6%
2.2%
41.4%
116.5%
£7,927
28.0%
16.0%
2.2%
2.2%

Octavia
2019/20
£m

6.0%
2.3%
37.3%
130.6%
£7,646
20.4%
16.2%
2.2%
2.2%

Target
2021/22
£fm

12.0%
4.0%
44.9%
139.1%
£7,990
24.7%
17.5%
2.2%
2.6%

Peers
2019/20
£m

6.0%
1.5%
37.3%
145.5%
£5,876
23.7%
23.1%
2.2%
2.6%

Target
2022/23
fm

6.6%
2.7%
46.1%
152.3%
£6,644
30.1%
22.9%
2.5%

2.6%

Figure 8 shows the targetsin our
2022to 2051 financial planupto
2022/23 and our progress against
the2020/21 targets. The Board
approved the nextiteration of our
financial plan, covering2022/51,in
June 2021. However, as the Group
isalsoundergoinganumber of
strategic reviews, these targets are
subjectto change asthereviews
reach conclusions.

Our reinvestment fell below target
in2020/21,due mainly to delays to
development works because of the
Covid pandemic and the reprofiling
of uncommitted schemes as a result.
Oursocial housing cost per unitis
higherthan planned and overall
marginis lower than our planned
target largely because of the fire
safety works mentioned above.
Ourcommunity investmentis
marginally below target, however it
still represents almost £1m invested
through the Octavia Foundation.
Despite these differences, returnon
capitalemployed and gearingarein
line with target.

Figure 9 - Interest rate fixing by maturity

Rate fixing period Target At31March  At31March
2021 2020

Fixed formorethanl0years Atleast40% 84% 82%

Fixed for morethan1year Between 10%

butlessthan10years and 30% 11% 10%

Variable/lessthanoneyear Lessthan25% 5% 8%

Capital structure
and treasury

As a Co-operative and Community
Benefit Society and an exempt
charity, Octavia does not have
access to equity capitaland so
allactivities and investments are
financed either by accumulated
surpluses, grants or through
borrowings. Given the long-term
nature of the investmentsin social
housing, our borrowings also tend to
be longterm.

During the year gross borrowings
increased from £224mto £237mas
new loanswere drawn to finance
capitalinvestmentand working
capital requirements. Thisincluded
ascheduled deferred bonding
finance payment of £20min March
2021.Asof31 March 2021, headroom
available on fully secured borrowing
facilitieswas £96m, (£112m, 31
March 2020), which were available to
draw immediately, taking the total
Group facilities to £333m (£336m, 31
March 2020).

The Treasury Strategy is reviewed
annually by the Board. The

current loan facilities will enable
us to complete all contractually
committed developmentschemes.
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The Board regularly monitors
compliance with loan covenants.
At31March 2021, the positionin
respect of the two main sets of
covenants was as follows:

« Interest cover1.40% (lowest
permitted level 110%)

+ Gearing 18% (highest permitted
level 35% MV-ST basis)

Details of interest rate fixing by
maturity at 31 March 2020 are given
in Figure9.

Duetotherefinancing activities
thattook placein March 2019, and
lower than expected floating debt
drawnin theyearto 31 March 2021,
our proportion of fixed rate debt has
largely remained the same. At the
end of the year, 64% (62%, 31 March
2020) of our properties had been
used to secure current facilities.
The unutilised security will enable
ustoincrease borrowingsto fund
additional developmentin orderto
reach our target of 60 new homes
ayear.



Effects of material
estimates and judgements
on performance

Impairment - ourimpairment
reviews for each of our different
classof housing assets reveals
the currentvalues of our existing
housing stock have higher
valuations compared to the
historical cost, as measuredin

our financial statements. We also
considered the currentvaluations
of our housing stock workin
progress and identified a land-
led development where current
valuationsindicate animpairment
of £272k against the carrying
amount of cost to date.

Provisions - a provision of £1.074m
has been recognised in the accounts
in respect of additional estimated
coststo beincurred on Elizabeth
House cladding replacement works
in2021/22.

Valuation of freestanding financial
derivatives - theimplementation of
FRS 102 has also required valuations
of freestanding financial derivatives
tobeincluded on the balance

sheet. We have used the valuations
provided by the independent
organisation, Chatham Financial
(formerly known as JCRA). As our
one freestanding financial derivative
istreated as a 97% effective hedge
againstinterest rate exposuresin
loan agreements, almostall changes
invalue arerecognised through
reserves rather than through income
and expenditure.

Investment properties-our
commercial property portfoliois
valued on 31 March every three
years at fairvalue by anindependent
valuer. Intheinterveningyears
ajudgementofvalueis made by

the Directors. The last external
valuation was carried outin March
2020 by Jones LongLaSalle (JLL)
and valued the properties at £14.8m.
There has been no movementin
value reported in the Statement

of Comprehensive Income this
financial year. The outbreak of
Covid hasimpacted global financial
markets and market activity is being
impacted in many sectors. As at
thevaluation date, less weight can
be attached to previous market
evidence for comparison purposes
toinform opinionsofvalue. The
valuation of ourinvestment
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properties was therefore reported
onthe basis of “material valuation
uncertainty” and consequently a
higher degree of caution should be
attached to thevaluation. Further
details can be found at note 16 of the
financial statements.

Defined benefit pension scheme -
the Social Housing Pension

Scheme (SHPS) is a defined benefit
multi-employer pension scheme,
administered by TPT Retirement
Solutions (formerly The Pensions
Trust). TPT has provided sufficient
informationin relation to our share
of SHPS for the period ended 31
March 2020 to determine that
exemptions from defined benefit
accountingareno longerapplicable.
Thishasresultedin a netdefined
benefit liability being reported in the
Balance Sheet, with corresponding
movements through the Statement
of Comprehensive Income. The
valuation of the scheme assets

and liabilities have been carried

out by qualified actuaries. The
actuarial assumptionsusedinthese
valuations, underpinning the SHPS
defined benefit liabilities, are likely
tochangeinfutureyears, causing
changesin the amounts recognised
in future financial statements.

Further detail about this can be
found in the attached financial
statements.

structure

Legal

Octavia Housing is registered as a Co-operative and Community Benefit
Society with the Financial Conduct Authority and as a Private Registered
Provider of social housing with the Regulator of Social Housing (RSH). As
an exempt charity, Octavia enjoys the benefits of full charitable status.
Octavia has four subsidiaries:

a)

Octavia Living Limited, which
develops homes foroutright
sale on housing developments
led by Octavia. It also markets
and manages property sales for
Octavia and providesrelated
commercial advice
Octavia Development Services
Limited, which develops social
housing for Octavia on adesign
and build basis andis currently
dormant.

c) Octavia Foundation, a registered
charity which provides
community supportin central
and west London, often to
Octaviaresidents.

d) OctaviaHill Limited, a subsidiary

whichis currently dormant.




Corporate

governance

Octavia is governed by a Board
which currently comprises 11
non-executives (two of whom
are residents) plus the Chief
Executive (these are listed on
page 3in this report). Each
non-executive Board member
holds one fully paid share.
Octavia adopted the National
Housing Federation Code

of Governance 2015 during
2020/21. We fully complied
with the Code.

The day-to-day operational
responsibility for Octaviais
delegated to our Executive team,
which comprises the Chief Executive
and Directors of Homes, Care and
Community, Business Excellence
&Innovation, Asset Management,
Developmentand Finance.

The Board is supported by five
group committees, all of which
include Board members aswell as
independent members.

These are:

+ Estates Committee - property
related issues

+ Services Committee - housing
and care services matters,
together with oversight of the
communities programme,
including fundraising activities
undertaken via the Octavia
Foundation

+ Corporate Committee -
Technology, People and Culture,
Communications and other
internal operational matters

+ Finance Committee - finance and
treasury matters

+ Auditand Risk Committee -
Audit, Internal Control and Risk
Management

Group Board membersand
executives siton ouractive
subsidiary Boards. The Octavia
Foundation, whichis aregistered
charity aswellas alimited company,
hasanumberofindependent
trusteesin addition to Group Board
representation.

There was one changetothe
membership of the Group Board
duringtheyear:

Board Member:

Simon Porter

Retirement Date:

30 September 2020

Role:

Non-Executive Group

Board Member

Chairof Finance Committee
Member of Audit & Risk Committee

Assessment of

the effectiveness
of internal controls

As one aspect of its work,

the Board has overall
responsibility for establishing
and maintaining Octavia’s
system of internal controls
and for reviewing its adequacy
and effectiveness. The system
for internal control covers all
aspects of Octavia’s activities,
not just internal financial
control.

The Board recognises thatno
system of internal control can

give absolute assurance against
financial misstatementorloss. The
systemis designed to manage rather
than eliminate risk and provide
reasonable assurance that key
business objectives will be achieved.
It also exists to give reasonable
assurance about the preparation
and reliability of financialand
operationalinformation, and the
safeguarding of the Association’s
assets and interests.

Eachyearthe Board requires the

Chief Executive to prepare a detailed

reporton Risk Managementand
Internal Control Systems. This
report of the Board has been based
on this statement.

Some ofthe key elements of the
internal control framework that
have been established by the Board
are asfollows:

+ Theadoption of abusiness plan
and 30-year Long Term Financial
Plan model, whichisregularly
updated, reviewed by the Board,
and stress tested

+ Acomprehensive budgeting
process, the production and
review of monthly management
accountsand key performance
indicators for all areas of
operational activity, including
quarterly external reporting

+ Thereviewand approval of the
Governance Handbook and
Financial Regulations of the
organisation and a clear set of
delegated authorities detailing
responsibilities for expenditure
and authorisation of payments
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+ Theincorporation of key risks into
aRisk Map and the consideration
of thisand significant risks on
individual projects by the Board

+ Aprogramme of internal audit
work whichiis linked to the Risk
Map and is reported regularly to
the Audit and Risk Committee and
annually tothe Board. The Audit
and Risk Committee also regularly
monitors the implementation
of externaland internal audit
recommendations

« Aprogramme of Service
Improvement Reviews to seek
continuousimprovement

« Anoperationalwork planthat
seeksto ensurethatourIT
systems are reliable and efficient

+ Processes and systems for
appraising development projects
viathe Group Estates Committee,
Projects Panel, Executive Team
andthe Group Board



Thereissignificant emphasis

onthe Board’sinternal control
responsibilities with regard to fraud.
Octavia’s anti-fraud policy expresses
acommitmentto the highest ethical
standards. The policy setsout:

+ Theimportance of operating
procedures and control systems
fordetectingand deterring
fraud, reinforced by a culture of
opennessand honesty among
staff

+ Octavia’s policies on whistle-
blowingand concerningthe
investigation of fraud (whether
suspected, attempted oractual)

« Thedisciplinary procedures
which may follow the discovery
of afraud or attempted fraud and
reporting actions (including to
the RSH and to the police, where
appropriate)

Octavia’s policyis to seek recovery
of losses from those responsible,
report them to the policeand to
maintain fidelity insurance cover
against fraud. While therisk of fraud
being committed can never be fully
eliminated, inthe opinion of the
Board, a stronginternal control
system reduces the opportunity for
fraud and increases the likelihood
that attempted frauds will be
detected. Octavia maintains a fraud
register which is reviewed annually
by the Audit and Risk Committee.

Compliance with
the RSH Governance

and Financial
Viability Standard

Following the annual stability
review by RSH during 2020,
Octavia’s financial grade
remains V2 (it was regraded
from V1in 2019). This means
that Octavia continues to
meet the regulator’s viability
requirements and has the
financial capacity to deal
with a reasonable range of
adverse scenarios, but needs
to manage material risks. A
regradein 2019 reflected the
additional costs associated
with our development
programme, increased
interest payments and costs
associated with fire safety
works.

Our governance rating continues
to be G1, meeting the governance
requirements. The Board is not
aware of any reason that might
affecttheseratings.

The Board has considered whether
the activities of the Group in the
yearto 31 March 2021 andtothe
date these accounts were signed
compliedin all material respects
with the RSH’s Governance

and Viability Standard and has
concluded that they did.

Regulatory compliance

Asrequired by regulatory standards

published by the RSH, areview

has been conducted on the level

of compliance by Octaviasince 1
April 2020 with the Governance and
Financial Viability Standard.

The Board has concluded that, in
all material respectsand to the
best of our knowledge and belief,
Octavia has complied with the
Governance and Financial Viability
Standard throughout theyearand
to date. There have, however, been
afew minorissues which have
occurred. In each case these have
beenreported to the Board and
action has been taken to minimise
the likelihood of similar events
occurringin future.

Going concern

As setoutinthefinancial statements,
anassessmenthas been carried out
by the Board into how far Octavia
canbe considered to remain a going
concern. The Board has noted that the
projected cash flow from operations
and sales, taken together with
undrawn and secured loan facilities,
significantly exceed the projected
cash requirements for operating
expenditure and capital investment
for atleast the next eighteen

months. The Board has also noted
that business planning projections
indicate that Octavia should be
operating comfortably within its loan
covenant restrictions for that period.
Accordingly, it continues to consider
thatitis appropriate to adopt the
going concern basisin preparing
thisannual reportand financial
statements.



External review

and audit

The work of our internal

and external auditorsis an
important part of the control
environment. Thereisa
programme of internal audit
visits throughout the year
and the risk of fraud is always
considered when deciding on
the scope of work for

each visit.

During the year, Mazars carried out
their planned programme of internal
audit reviews and KPMG LLP carried
outtheirwork as external auditors.

The Board confirms that for the
yearended 31 March 2021 and up
tothe date of the approval of these
financial statements, there have
been no regulatory concerns which
have led any regulatory authority to

intervene in the affairs of Octavia,
norare theresignificant problems
inrelation to failures ofinternal
controls thatrequired disclosurein
thefinancial statements.

Auditors

Allthe current Board members have
taken all the steps that they consider
necessary to make themselves
aware of any information needed

by the external auditors for the
purposes of theirauditand to
establish that the auditors are aware
of thatinformation. The Directors
are not aware of any relevant
information that has not been made
available to the external auditors.

The Board will recommend the
reappointment of KPMG LLP at

the forthcoming Annual General
Meeting. KPMG have expressed their
willingness to continue.

Sandeep Katwala
Chairman
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Statement approved by the Board
on 16 September 2021, and covering
theentire Annual report from pages
1through to page 54.

Statement of Board’s
responsibilities in
respect of the Board

of Management’s
report and financial
statements

The Board members are
responsible for preparing

the report of the Board and

the financial statements, in
accordance with applicable law
and regulations.

Co-operative and Community
Benefit Society and social housing
legislation require the Board
members to prepare financial
statements for each financial year
forthe Group and Association, in
accordance with United Kingdom
Generally Accepted Accounting
Practice (United Kingdom
Accounting Standards and
applicable law).

The directors must not approve the
financial statements unless they are
satisfied that they give a true and fair
view of the state of affairs and of the
surplus or deficit of the Group and
Association for that period.

In preparing these financial
statements, the Board members are
required to:

+ Selectsuitableaccounting
policiesand then apply them
consistently

+ Make judgementsand accounting
estimates thatare reasonable and
prudent

+ Statewhetherapplicable UK
Accounting Standards and the
Statement of Recommended
Practice (SORP): Accounting
by Registered Social Housing
Providers 2018 have been
followed, subjectto any
material departures disclosed
and explained in the financial
statements;and

+ Preparethefinancial statements
on the going concern basis unless
itisinappropriate to presumethat
the Association will continuein
business
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Board members areresponsible
for keeping adequate accounting
records that are sufficient to show
and explain the Association’s
transactions and disclose, with
reasonable accuracy, atany

time thefinancial position of the
Association and enable them to
ensure that the financial statements
comply 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 2019. They are also
responsible for safeguarding the
assets of the Association and hence
fortaking reasonable steps for the
prevention and detection of fraud
and otherirregularities.

The Board is responsible for
ensuring that the report of the Board
is prepared in accordance with the
SORP: Accounting by Registered
Social Housing Providers 2018.

Financial statements are published
onthe Group’s websitein
accordance with legislationin the
United Kingdom governing the
preparation and dissemination

of financial statements, which

may vary from legislationin other
jurisdictions. The maintenance
and integrity of the Group’s website
aretheresponsibility of the Board
members. The Board members’
responsibility also extends to the
ongoingintegrity of the financial
statements contained therein.

Independent
auditor's report

to Octavia

Housing Group

Opinion

We have audited the financial
statements of Octavia Housing Group
(“the Association”) for the yearended
31 March 2021, which comprise

the Statement of Comprehensive
Income, Statement of Changesin
Reserves, Statement of Financial
Position, Statement of Cash Flows
and related notes, including the
accounting policiesin note 2.

In our opinion the financial
statements:

+ giveatrueandfairview,in
accordance with UK accounting
standards, including FRS 102 The
Financial Reporting Standard
applicableinthe UKand Republic
of Ireland, of the state of affairs
ofthe Group and the Association
asat31March 2021 and of the
income and expenditure of the
Group and the Association forthe
year then ended,;

+ comply with the requirements of
the Co-operative and Community
Benefit Societies Act 2014; and

« havebeenpreparedin
accordance with the Housing and
Regeneration Act 2008 and the
Accounting Direction for Private
Registered Providers of Social
Housing2019.

Basis for opinion

We conducted our auditin
accordance with International
Standards on Auditing (UK)
(“ISAs (UK)”) and applicable law.
Our responsibilities are described
below. We have fulfilled our
ethical responsibilitiesand are
independent of the Group and
the Association, in accordance
with UK ethical requirements

including the FRC Ethical Standard.

We believe that the audit evidence
we have obtained is a sufficient
and appropriate basis for
ouropinion.

Going concern

The Association’s Board has prepared
thefinancial statementson the

going concern basis asthey do not
intend to liquidate the Group orthe
Association orto ceaseits operations,
and asthey have concluded that

the Group’s and the Association’s
financial position means that
thisisrealistic. They have also
concluded thatthere are no material
uncertainties that could have cast
significantdoubt overits ability to
continueasa goingconcern for at
least a year from the date of approval
ofthefinancial statements (“the
going concern period”).

Inour evaluation of the Board’s
conclusions, we considered the
inherent risks to the Group’s business
model and analysed how those risks
might affect the Group’s and the
Association’sfinancial resources or
ability to continue operations over
the going concern period.



Our conclusions based on this work:

+ weconsiderthattheBoard’s
use of the going concern basis
of accountingin the preparation
ofthefinancial statementsis
appropriate;

« wehave notidentified, and
concurwith the Board’s
assessmentthatthereisnot,
amaterial uncertainty related
to events or conditions that,
individually or collectively,
may castsignificantdoubt on
the Group’s and the Association’s
ability to continue as a going
concern forthe going
concern period.

However, as we cannot predict all
future events or conditions and as
subsequent events may resultin
outcomesthatareinconsistent with
judgements that were reasonable at
the time they were made, the above
conclusions are not a guarantee that
the Group or the Association will
continuein operation.

Fraud and breaches
of laws and regulations -
ability to detect

To identify risks of material
misstatement due to fraud (“fraud
risks”) we assessed events or
conditionsthat could indicatean
incentive or pressure to commit
fraud or provide an opportunity to
commit fraud. Our risk assessment
proceduresincluded:

+ Enquiringofthe Board, the
Auditand Risk Committee,
internal auditand inspection of
policy documentation asto the
Group’s policiesand procedures
to prevent and detect fraud,
including theinternal audit
function, and the Group’s channel
for “whistleblowing”, as well as
whetherthey have knowledge
of any actual, suspected or
alleged fraud.

+ ReadingBoard and Auditand Risk
Committee minutes.

+ Usinganalytical procedures
toidentify any unusual or
unexpected relationships.

+ Obtaininga copy of the Group’s
fraud register.

We communicated identified fraud
risks throughout the auditteam and
remained alert to any indications of
fraud throughout the audit.

Asrequired by auditing standards
and takinginto account possible
pressuresto meetloan covenants
and regulatory performance targets,

we perform procedures to address
therisk of managementoverride of
controls and the risk of fraudulent
revenue recognition, in particular
therisk thatincome from property
salesisrecordedinthewrong
period and therisk that Group
management may bein a position
to makeinappropriate accounting
entries.

We did notidentify any additional
fraud risks.

In determining the audit procedures,
we took into account theresults

of ourevaluation and testing of

the operating effectiveness of

some of the Group-wide fraud risk
management controls.

We also performed procedures
including:

+ Identifying journal entries to test
forallfull scope components
based onrisk criteriaand
comparing the identified entries
to supporting documentation.
Theseincluded those posted to
unusualaccounts.

+ Assessingsignificantaccounting
estimates for bias.

Identifying and responding
to risks of material
misstatement due to
non-compliance with

laws and regulations

We identified areas of laws and
regulations that could reasonably
be expected to have a material effect
onthefinancial statements from
our general commercial and sector
experience, and through discussion
with the directors (as required

by auditing standards), and from
inspection of the Group’s regulatory
and legal correspondence and
discussed with the directors the
policies and procedures regarding
compliance with laws and
regulations.

Asthe Groupisregulated, our
assessment of risks involved
gaining an understanding of the
controlenvironmentincludingthe
entity’s procedures for complying
with regulatory requirements. We
communicated identified laws
and regulations throughout our
teamand remained alertto any
indications of non-compliance
throughout the audit.

The potential effect of these laws
and regulations on the financial
statements varies considerably.

Firstly, the Groupis subject to
laws and regulations that directly
affectthefinancial statements,

includingfinancial reporting
legislation (including related co-
operative & community benefit
society, and taxation legislation,
pensions legislation and specific
disclosures required by housing
legislation), and we assessed the
extent of compliance with these
laws and regulations as part of our
procedures on the related financial
statementitems.

Secondly, the Group is subject to
many other laws and regulations
where the consequences of non-
compliance could have a material
effect on amounts ordisclosures
inthefinancial statements, for
instance through the imposition
offines or litigation or the need
toinclude significant provisions.
Weidentified the following areas
asthose most likely to have such
an effect: anti-bribery, health

and safety, employmentlaw and
regulatory oversight by the Care
Quality Commission recognising
theregulated nature of the Group’s
activities. Auditing standards limit
the required audit procedures
toidentify non-compliance

with these laws and regulations
toenquiry of the directors

and othermanagement and
inspection of regulatory and legal
correspondence, if any. Therefore, if
a breach of operational regulations
isnot disclosed to us orevident from
relevant correspondence, an audit
will not detect that breach.
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Other information

The Group’s Board is responsible
forthe otherinformation, which
comprises the Board’s Annual
Report, the Statement on Internal
Controls. Ouropiniononthe
financial statements does not
coverthe otherinformation and,
accordingly, we do not express

an auditopinion orany form of
assurance conclusion thereon.

Ourresponsibility is to read the
otherinformation and, in doingso,
consider whether, based on our
financial statements audit work, the
information therein is materially
misstated orinconsistent with

the financial statements orour
auditknowledge. Based solely on
that work, we have notidentified
material misstatementsin the other
information.

We have nothing to reportin
these respects.



Matters on which we
are required to
report by exception

Underthe Co-operative and
Community Benefit Societies Act
2014 we are required to reportto 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 overits transactions; or
the financial statementsare notin
agreement with the Association’s
books of account; or

we have not received all the
information and explanations we
need for our audit.

We have nothingtoreportin
theserespects.

Board’s responsibilities

As explained more fully in their
statement set out on page 53,
the Association’s Board is
responsible for:

+ the preparation of financial
statements which giveatrue and
fairview;
suchinternal control as it
determinesis necessarytoenable
the preparation of financial
statements that are free from
material misstatement, whether
duetofraudorerror;

assessing the Group and the
Association’s ability to continue
asagoingconcern,disclosing,
as applicable, matters related to
going concern;and

using the going concern basis
of accounting, unless it either
intendsto liquidate the Group
ortheAssociation or to cease
operations, or has norealistic
alternative buttodoso.

Auditor’s responsibilities

Our objectives are to obtain
reasonable assurance about
whether the financial statements
asawhole are free from material
misstatement, whether due to fraud
orerror,andtoissue ouropinion
inanauditor’s report. Reasonable
assuranceisa high level of assurance
but does not guarantee thatan audit
conducted in accordance with ISAs
(UK) will always detect a material
misstatement when it exists.
Misstatements can arise from fraud
orerrorand are considered material
if,individually orin aggregate, they
could reasonably be expected to
influence the economic decisions

of userstaken on the basis of the
financial statements.

Afullerdescription of our
responsibilitiesis provided on the
FRC’s website at: www.frc.org.uk/
auditorsresponsibilities.

D

The purpose of our audit work and
towhom we owe our responsibilities

Thisreportis made solely tothe
Association in accordance with
section 87 of the Co-operative and
Community Benefit Societies Act
2014 and section 128 of the Housing
and Regeneration Act 2008. Our
auditwork has been undertaken
sothat we mightstateto the
Association those matters we are
required to statetoitinanauditor’s
report and for no other purpose.

To the fullest extent permitted by
law, we do not accept orassume
responsibility to anyone otherthan
the Association for our audit work,
forthisreport, orforthe opinions we

have formed.
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Harry Mears

forand on behalf of KPMG LLP,
Statutory Auditor

Chartered Accountants
15Canada Square

Canary Wharf

London

E145GL

27 September 2021

Accounts

Financial statementsfor the
year ended 31 March 2021
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Octavia Housing consolidated and association statements of comprehensive income

For the year ended 31 March 2021

Turnover

Cost of sales

Operating costs

Surplus on property disposals

Operating surplus

Movement in the fair value of investment properties
Movement in fair value of investments

Interest receivable and similar income

Interest and financing costs

Surplus for the year

Movement in fair value of hedged financial instrument

Initial recognition of multi-employer defined benefit scheme
Actuarial gains / (losses) on defined benefit pension plans

Total comprehensive income for year

All amounts are derived from continuing operations.

Note

A~ b~ b

11

4,7
16
17
12
13

25
26
26

The notes on pages 64 to 110 form part of these financial statements.
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Group
2021
£'000

54,907

(2,602)

(46,029)
2,909

9,185

359
57
(8,350)

1,251
1,693

(1,537)

1,407

Group
2020
£'000

58,669
(5,154)
(44,003)
2,954

12,466
3,673
7

143
(7,639)

8,650
(1,497)

1,741

8,894

Association
2021
£'000

54,565

(2,734)

(44,125)
2,909

10,615

18
(8,350)

2,283
1,693

(1,537)

2,439

Association
2020
£'000

56,915
(4,571)
(42,533)
2,954

12,765
3,673

215
(7,639)

9,014
(1,497)

1,741

9,258

Octavia Housing consolidated and association statement of financial position

At 31 March 2021

Note
Fixed assets
Tangible fixed assets - housing properties 14
Tangible fixed assets - other 15
Investment properties 16
Investments - other 17
Current assets
Inventories including Properties for sale 18
Receivables - receivable within one year 19
Receivables - receivable after one year 19
Investments
Cash and cash equivalents
Payables: amounts falling due within one year 20
Net current assets
Total assets less current liabilities

Payables: amounts falling due after more than one year

Net assets excluding pension liability
Pension - defined benefit liability

Net assets

Capital and reserves

Called up share capital
Restricted reserve

Income and expenditure reserve
Cash flow hedge reserve

21

26

27

Group
2021
£°000

543,089
11,760
14,835

1,674

571,358

10,343
6,092

11,570
11,571

39,576
(24,581)
14,995

586,353
(428,999)

157,354
(2,592)

154,762

9,760
148,986
(3,984)

154,762

Group
2020
£°000

526,977
11,662
14,835

1,698

555,172

9,053
5,623

106
25,597

40,379
(28,832)
11,547

566,719
(412,160)

154,559
(1,204)

153,355

9,850
149,182
(5,677)

153,355

Association
2021
£000

532,385
11,760
14,835

10

558,990

9,850
6,811

11,570
11,482

39,713
(24,604)
15,109

574,099
(434,080)

140,019
(2,592)

137,427

9,760
131,651
(3,984)

137,427

The financial statements were approved by the Board of Directors and authorised for issue on 16 September 2021.

S Katwala Chairman C Hughes Secretary

The notes on pages 64 to 110 form part of these financial statements.
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S Skeete Chief Executive

Association
2020
£000

516,260
11,662
14,835

10

542,767

8,766
5,737

106
25,552

40,161
(29,401)
10,760

553,527
(417,335)

136,192
(1,204)

134,988

9,850
130,815
(5,677)

134,988



Octavia Housing consolidated statement of changes in reserves

For the year ended 31 March 2021

Cash flow
hedge
reserve
£°000
Balanceat1April2019 (4,180)
Surplus for the year -
Movement in fairvalue of hedged financialinstrument (1,497)
Transfer between restricted and unrestricted reserves -
Initial recognition of multi-employer defined benefit scheme -
Actuarial losses on defined benefit pension plans -
Balance at 31 March 2020 (5,677)
Surplus/ (deficit) for the year -
Transfer between restricted and unrestricted reserves -
Movement in fair value of hedged financialinstrument 1,693
Actuarial Gains/(losses) on defined benefit pension plans -
Balance at 31 March 2021 (3,984)

Restricted
reserves

£°000

9,930

Income and
expenditure
reserve
£2000
138,711
8,650

80

1,741
149,182

1,251
90

(1,537)

148,986

Octavia Housing association statement of changes in reserves

Fortheyearended 31 March 2021

Cash flow

hedge

reserve

£000

Balance at1April2019 (4,180)
Surplus for the year -
Gain on business combination (note 32) -
Movement in fair value of hedged financial instrument (1,497)
Transfer between restricted and unrestricted reserves -
Initial recognition of multi-employer defined benefit scheme -
Actuarial losses on defined benefit pension plans -
Balance at 31 March 2020 (5,677)
Surplus/ (deficit) for the year -
Transfer between restricted and unrestricted reserves -
Movement in fairvalue of hedged financialinstrument 1,693
Actuarial Gains/(losses) on defined benefit pension plans -
Balance at 31 March 2021 (3,984)

The notes on pages 64 to 110 form part of these financial statements.
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Restricted
reserves

£000

9,930

9,760

Income and
expenditure
reserve

£000

119,980
9,014

80

1,741
130,815

2,283
90

(1,537)

131,651

Total

£000

144,461
8,650
(1,497)

1,741
153,355

1,251

1,693
(1,537)

154,762

Total

£000

125,730
9,014

(1,497)

1,741
134,988

2,283

1,693
(1,537)

137,427

Octavia Housing consolidated statement of cash flows

For the year ended 31 March 2021

Cash flows from operating activities
Surplus for the financial year

Adjustments for:

Accelerated depreciation on components
Depreciation of fixed assets - housing properties
Depreciation of fixed assets - other

Impairment

Amortised grant

Interest payable and finance costs

Interest receivable

Movement in value of investments
Movement in the fair value of investment properties
Movementin trade and other debtors

Movementin stocks

Movementin pension creditor

Movementin grant creditors
Movementin trade & other creditors

Sales of fixed assets - cost elementincluded in operating surplus

Net cash generated from operating activities

Cash flows from investing activities
Purchase of fixed assets - housing properties
Purchase of fixed assets - other

Receipt of grant

Interest received

Proceeds from sale of investments

Net cash outflow from investing activities

Cash flows from financing activities
Interest paid

Finance costs

New loans - bank

New loans - other
Repayment of loans - bank
Repayment of loans - other

Net cash generated by financing activities

Net Increase in cash and cash equivalents
Cash and cash equivalents at beginning of year

Cash and cash equivalents at end of year

The notes on pages 64 to 110 form part of these financial statements.
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Note

14
15
14

13
12

14
15

12

13

24
24
24
24

2021
£°000

1,251

169
7,185
1,114

272
(2,154)

8,350
(57)
(11,929)
(427)
(1,290)
(1,434)
(3,154)

1,503

(601)

(24,463)
(1,212)
6,844
57
370

(18,404)

(9,046)

20,003
(5,978)

4,979

(14,026)
25,597

11,571

2020
£°000

8,649

436
6,855
972
478
(1,764)
7,639
(150)

(3,673)
515
30
(206)

(1,109)
2,993

21,658

(30,755)

(865)
13,000
150
410

(18,060)

(7,991)
(45)

30,000
(19,050)

2,914

6,512
19,085

25,597



Notes forming part of the financial statements

1 Legal status

Octavia Housing (“the Association”) is registered in England with the Financial Conduct Authority under the Co-
operative and Community Benefits Societies Act 2014 and is registered with the Regulator of Social Housing as a social
housing provider. Details of its registered office are set out on page 1.

2 Accounting policies

Thefinancial statements have been prepared in accordance with applicable law and UK accounting standards
(United Kingdom Generally Accepted Accounting Practice) which for the Association includes the Cooperative and
Community Benefit Societies Act 2014 (and related group accounts regulations), the Housing and Regeneration
Act 2008, FRS 102 the Financial Reporting Standard applicablein the United Kingdom and the Republic of Ireland,
the Statement of Recommended Practice (SORP) for Registered Social Housing Providers 2018 and the Accounting
Direction for Private Registered Providers of Social Housing 2019.

The Association is a Public Benefit Entity and has used the relevant sections of FRS 102 in the preparation of these
accounts. The Financial Reporting Council (FRC) published its Amendments to FRS 102 - The Financial Reporting
Standard applicable in the UKand Republic of Ireland Triennial review 2017: Incrementalimprovements and
clarifications’, which provides amendments effective for the period ended 31 March 2020.

The preparation of financial statements in compliance with FRS 102 requires the use of certain critical accounting
estimates. Italso requires Group management to exercise judgementin applying the Group's accounting policies.

Thefollowing principalaccounting policies have been applied:

Basis of consolidation

The consolidated financial statements present the results of the Association and its subsidiaries ("the Group") as if
they formed a single entity. Intercompany transactions and balances between Group organisations are therefore
eliminated in full. In accordance with the transitional exemption available in FRS 102, the Group chose not to
retrospectively apply the standard to business combinations that occurred before the transition date of 1 April 2014.

Thefollowing principalaccounting policies have been applied:

Going Concern
Thefinancial statements have been prepared on a going concern basis which the Board considers to be appropriate
forthe following reasons.

The Board has prepared cash flow forecasts covering a period of 12 months from the date of approval of these financial
statements (the going concern period) which indicate that, taking account of severe but plausible downsides, the
Group and Association will have sufficient funds to meet their liabilities as they fall due for that period. In addition,
the Board prepares a 30 year business plan which is updated and approved on an annual basis. The most recent
business plan was approved in June 2021 by the Board.
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Notes forming part of the financial statements

As well as considering theimpact of a number of scenarios on the business plan the Board also adopted a stress
testing framework against the base plan. The stress testingimpacts were measured against loan covenants and peak
borrowing levels compared to agreed facilities, with potential mitigating actions identified to reduce expenditure.
Following the outbreak of Covid the Board has undertaken a series of further scenario testing including severe but
plausible downsides in the worst-case assessment.

The Board, after reviewing the Group and Association budgets for 2021/22 and the Group’s medium term financial
position as detailed in the cash flow forecasts and 30-year business plan, including changes arising from the Covid
pandemic, is of the opinion that, taking account of severe but plausible downsides, the Group and Association have
adequate resources to continue to meet their liabilities over the going concern period. Inreaching this conclusion,
the Board has considered the following factors:

The property market - budget and business plan scenarios have taken account of delays in handovers, lower numbers
of property sales, reductionsin sales values and the potential ceasing of uncommitted developments;

Maintenance costs - budget and business plan scenarios have been modelled to take account of cost increases
includingin fire safety costs;

Rentand service charge receivable - arrears and bad debts have been increased to allow for customer difficulties in
making payments and budget and business plan scenarios to take account of potential future reductions in rents;

Liquidity - current available cash and unutilised loan facilities across the group of £95.5m gives significant headroom
for committed expenditure and other forecast cash flows over the going concern assessment period;

The Group’s ability to withstand other adverse scenarios such as higher interest rates and increases in the number of
void properties have also been stressed against budget and business plan.

The Board believes the Group and Association have sufficient fundingin place and expect the Group to be in
compliance with its debt covenants even in severe but plausible downside scenarios.

Consequently, the Board is confident that the Group and Association will have sufficient funds to continue to meet
their liabilities as they fall due for at least 12 months from the date of approval of the financial statements and
therefore have prepared the financial statements on a going concern basis.

Business combinations that are gifts

Where thereis a business combination thatisin substance a gift, any excess of the fair value of the assets received
overthe fairvalue of the liabilities assumed is recognised as a gain in the Statement of Comprehensive Income. This
gain represents the gift of the value of one entity to another and is recognised as income. Where the fair value of the
liabilities exceeds the fair value of the assets, the loss represents net obligations assumed and is recognised as

an expense.
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Notes forming part of the financial statements

Income
Income is measured at the fair value of the consideration received or receivable. The Group generates the following
materialincome streams:

+ Rentalincomereceivable (after deducting lost rent from void properties available for letting), including letting of
commercial properties.

« Firsttranche sales of Low Cost Home Ownership housing properties developed for sale

« Salesof otherresidential property developed for sale

+ Servicechargesreceivable

+ Revenue charges forsupported housing as they fall due perthe contract

+ Proceeds from the sale of land and property

« Salesincharity shops

« Charitable donations from third parties

Rentalincomeis recognised from the point when properties under development reach practical completion and are
formally let. Income from all property sales is recognised at the point of legal completion of the sale. Charity shop
sales are recognised on the date of sale.

Supported housing schemes

The Group receives Supporting People fees from a number of London Boroughs in connection with the provision
of supported housing. Theincome relating to the period as well as costs incurred by the Group in the provision of
supportservices have beenincluded in the Statement of Comprehensive Income. Any excess of cost over the fee

received is borne by the Group where it is not recoverable from tenants.

Service charges

The Group adopts the fixed cost method for calculating and charging service charges to its tenants, but for shared
owners and leaseholders the variable cost method is used. Expenditureis recorded when a service is provided
and charged to the relevant service charge account or to a sinking fund. Income is recorded based on the actual or
estimated amounts chargeable respectively.

Schemes managed by agents
Income from schemes managed by agents represents rent receivable. Any management or other fees payable to
agentsareincluded in operating costs.

Charitable donations received from third parties
Charitable donations received from third parties are recognised as income once any conditions have been fulfilled.

Value Added Tax

Value Added Tax (VAT) is charged on some income and some of the VAT incurred on expenditure is recovered. The
financial statementsinclude VAT as an expense to the extent that it is suffered by the Group and not recoverable from
HM Revenue and Customs. Recoverable VAT arises from chargeable and partially exempt activities and is credited to
Income or Fixed Assets as appropriate.
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Finance costs

Finance costs are charged to the Statement of Comprehensive Income over the term of the loan. Issue costs are
recognised as a reduction in the proceeds of the associated loan and are amortised on a straight line basis over the
term of the loan. The costs of breaking fixed interest rate arrangements are charged as an expense at the date the
contractis broken.

Pension costs
Contributions to the Group's defined contribution pension schemes are charged to the Statement of Comprehensive
Income the yearin which they become payable.

The Group participatesin a defined benefit scheme, the Social Housing Pension Scheme (SHPS) managed by the
Pensions Trust; thisis a multi-employer scheme. For financial years ending on or after 31 March 2019, sufficient
informationis available foran employerin SHPS to account for its obligations 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 netsurplus or deficitis 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. Interestis calculated on the net defined benefit liability.
Re-measurements are reported in other comprehensive income.

The Group also participate in a second defined benefit scheme, the Local Government Pension Scheme (LGPS),
in respect of members who were transferred across during the transfer of the management of Burgess Fields care
scheme by the Royal Borough of Kensington and Chelsea.

Holiday pay accrual
Aliability is recognised to the extent of any unused holiday pay entitlement which has accrued as at 31 March and
carried forward to future periods. This is measured at the undiscounted salary cost of the future holiday entitlement.

Tangible fixed assets - housing properties

Housing properties constructed or acquired (including land) are stated at cost less depreciation and impairment
(whereapplicable). 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 and other costs of managing
development.

Directly attributable costs of acquisition includes capitalised interest calculated, on a proportional basis, using
finance costs on borrowing which has been drawn in orderto finance the relevant construction or acquisition. Where
housing properties are in the course of construction, finance costs are only capitalised where construction is on-going
and has not been interrupted or terminated.

Expenditure on major refurbishment to properties is capitalised where major components are replaced or where

the works increase the net rental stream over the life of the property. Anincrease in the net rental stream may arise
through a reduction in future maintenance costs, or a subsequent extension in the life of the property.
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Notes forming part of the financial statements

Housing propertiesin the course of construction, excluding the estimated cost of the element of shared ownership
properties expected to be sold infirst tranche, are included in property under construction. They are recorded at
the lower of cost and recoverable amount and held at cost less any impairment, and are transferred to completed
properties when ready for letting.

Completed housing properties acquired from subsidiaries are held at cost at the date of acquisition. Commercial
properties within mixed developments are held as investment properties.

Depreciation of housing property
Freehold land is not depreciated on account of its indefinite useful economic life.

The portion of shared ownership property retained or expected to be retained is not depreciated on the expectation
thatthe net realisable value at the time of disposal will be in excess of historic cost. Neither the depreciable amount
northe expected annual depreciation charge for such assets is considered material, individually or in aggregate.

Assets in the course of construction are not depreciated until they are completed and ready for use so as to ensure that
they are depreciated only in periodsin which economic benefits are expected to be consumed.

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)
Service chargeable components - short life 10years
Boilers 15years
Energy improvements 20years
Kitchens 20 years
Bathrooms 30years
Central heating systems 30years
Electric 30years
Externals 30years
Service chargeable components - long life 30years
Windows and doors 30years
Roofs 50years
Structure 100years
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Notes forming part of the financial statements

Service chargeable components-short life - include warden call system, CCTV, hoist, door entry systems etc.
Service chargeable components-long life - include fire systems, TV aerials, communal heating, passenger lifts etc.
Externalsinclude steps and handrail, paths etc.

Depreciationis not charged on housing assets in the year of completion butin subsequent yearsincluding the year of
disposal.

Leasehold properties are depreciated over the length of the lease except where the expected useful economic life of
propertiesisshorterthan the lease; in such cases the lease and building elements are depreciated separately over
theirexpected useful economic lives.

Donated land and other assets

Land and other assets donated by local authorities and other government sources are added to cost at the fair value
ofthe land at the time of the donation. Where the land is donated by a public body, an amount equivalent to the
increase in value between fairvalue and consideration paid is treated as a non-monetary grant and recognised in
the Statement of Financial Position as a liability. Where the donation is from a non-public source, the value of the
donationisincluded asincome when the asset being financed comes into use.

Shared ownership properties and staircasing

Under low cost home ownership arrangements, the Group initially 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.

Low cost home ownership properties are split proportionately between current and fixed assets based on the
elementrelating to expected first tranche sales. Thefirst tranche proportion is classed as a current asset and related
sales proceedsincludedin turnover. The remaining element, "staircasing element", is classed as Property, Plant
and Equipment (PPE) and included in completed housing property at cost less any provision forimpairment. Sales
of subsequent tranches are treated as a part disposal of PPE. Such staircasing sales may result in capital grant being
repaid, deferred or abated and any abatementis credited in the sale accountin arriving at the surplus or deficit. In
addition, grant which has previously been amortised is added to the cost of sales.

Where the retained element of shared ownership accommodation generates a low level of rentalincome such that the
Existing Use Value of the property is lower than historic cost, an additional chargeisincluded in Cost of Sales so that
the carrying value of the retained elementis equivalent to Existing Use Value - Social Housing.

For those areas of maintenance to shared ownership and leasehold properties where the Group retains responsibility
underthe lease, itis the Group’s policy to build up sinking funds so that the properties can be maintained in a sound

state of repair. Maintenance of other areas (mainly internal to the property) is the responsibility of the shared owner.

Any impairmentin the value of such properties is charged to the Statement of Comprehensive Income.
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Notes forming part of the financial statements

Allocation of costs for mixed tenure developments
Forschemes completing priorto 1 April 2018, costs are allocated to the appropriate tenure by calculating the element
in relation to the land using the present value of the expected income streams.

Forschemes completing since 1 April 2018, costs are allocated proportionally based upon the size of the property (i.e.
sizein sq metre).

Other tangible fixed assets

Othertangible fixed assets are stated at historic cost less accumulated depreciation. Historic costincludes
expenditure thatis directly attributable to bringing the asset to the location and condition necessary for it to be
capable of operatingin the mannerintended by management.

Depreciation of other tangible fixed assets
Landis notdepreciated. 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:

Freehold building

a) Officebuildings are depreciated at 1.33% per annum of the cost (equiv. to 75 year useful life).

b) Other premises held for their service potential are depreciated at 2% per annum of the cost
(equiv. to 50 year useful life).

Fixtures, fittings and equipment
c)Office fixtures, fittings and equipment are depreciated at 10% per annum of the cost (equiv. to 10 year useful life).
d) Computerequipmentisdepreciated at 25% per annum of the cost (equiv. to 4 year useful life).
e) Computersoftware costing more than £10,000 is depreciated at 33.3% perannum of the cost
(equiv. to 3year useful life).

Motor vehicles
f) Motor vehicles are depreciated at 25% per annum of the cost (equiv. to 4 year useful life).

The assets’ residual values, useful lives and depreciation methods are reviewed, and adjusted prospectively if
appropriate, ifthereisanindication of asignificant change since the last reporting date.

Gainsand losses on disposals are determined by comparing the proceeds with the carryingamountand are
recognised within ‘surplus on disposal of assets’ in the Statement of Comprehensive Income.

Government grants

Government capital grants received in relation to housing properties are accounted for using the accrual model set
outin FRS 102 and the Housing SORP 2018. Grant is carried as deferred income in the Statement of Financial Position
and released to the Statement of Comprehensive Income on a systematic basis over the useful economic lives of the
asset for which it was received. In accordance with the Housing SORP 2018, the useful economic life of the housing
property structure has been selected as the basis for grant recognition.
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Where social housing grant (SHG) funded property is sold, the grant becomes recyclable and is transferred to a
recycled capital grant fund untilitis reinvested in a replacement property. If thereis no requirement to recycle
orrepay the grant on disposal of the assets, any unamortised grant remaining within liabilities is released and
recognised asincome within the Statement of Comprehensive Income.

Grants relating to revenue are recognised inincome 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 (RCGF)

Onthe occurrence of certain relevant events, primarily the sale of dwellings, the Greater London Authority (GLA) can
directthe Association to recycle capital grants or to make repayments of the recoverable amount. The Group adopts
a policy of recycling, for which a separate RCGF fund is maintained. If unused within a three year period, it will be
repayable to the GLA with interest. Any unused recycled capital grant held within the RCGF, which it is anticipated will
not be used within one year, is disclosed in the Statement of Financial Position under "Trade and other payables - due
aftermorethan oneyear". The remainderis disclosed under "Trade and other payables - due within one year".

Investment properties

Investment properties consist of commercial properties and other properties within social housing schemes

which are 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 or assessed by the Board.
Valuations are based on 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.
Changesin fairvalue are recognised inincome or expenditure.

Investmentsin Subsidiaries
Investments in subsidiaries are measured at cost less any accumulated impairment.

Impairment of fixed assets

The housing property portfolio for the Group is assessed for indicators of impairment at each reporting date. Where
impairmentindicators are identified, then a detailed assessment is undertaken to compare the carryingamount of
assets or cash generating units for which impairmentis indicated to their recoverable amounts. An option appraisal is
carried out to determine the option which produces the highest net realisable value. Valuations based on rental return
or potential sale proceeds are obtained and used to inform the options. The Group looks at the net realisable value,
underthe options available, when considering the recoverable amount for the purposes ofimpairment assessment.
Therecoverableamountis 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 forany restrictions on their use. No properties have been valued at Value in Use.

The Group defines cash generating units as schemes, except where its schemes are not sufficiently large enoughin
sizeorwhereitis geographically sensible to group schemes into larger cash generating units. Where the recoverable
amountofan assetor cash generating unitis lower than its carrying value, animpairmentis recorded through a charge
to the Statement of Comprehensive Income. The Group considers aschemeto represent the appropriate level of cash
generating units when assessing forimpairment, in accordance with the requirements of FRS 102 and SORP 2018.
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Notes forming part of the financial statements

Inventories

Inventories represents work in progress and completed properties developed for outright sale and shared ownership
properties. For shared ownership properties, the value held asinventory is the estimated cost of the element to be
sold asafirsttranche.

Inventories are stated at the lower of cost and net realisable value. Cost comprises materials, direct labour and direct
developmentoverheads. Net realisable value is based on estimated sales proceeds after allowing for all further costs
to completion and selling costs.

Receivables and payables

Receivables and payables with no stated interest rate and receivable or payable within one year are recorded
attransaction price. Any losses arising from impairment of receivables are recognised in the Statement of
Comprehensive Incomein other operating expenses.

Provisions for constructive obligations

Where the Group makes commitments which can be viewed as constructive obligations to incur expenditure and
which can be reliably quantifiable, provisions are created at the time the commitmentis made and charged asan
expense in the Statement of Comprehensive Income.

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 outin 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 using the effective interest rate.

Financial liabilities and equity
Financial liabilities and equity are classified according to the substance of the financial instrument's contractual
obligations, rather than the financialinstrument's legal form.

Taxation
Current taxis recognised in respect of income or corporation tax payable in respect of the surplus for the current or
prior periods at therelevantrates applicable.

Cash and cash equivalents
Cash and cash equivalentsin the Group’s Consolidated Statement of Financial Position consist of cash at bank, in
transitand in hand and money market and bank deposits with an original maturity of three months or less.

The Group has also identified some assets, which meet the definition of cash and cash equivalents but are restricted

in their use; these assets have been classified as trade and other receivables - amounts held by lenders as security for
borrowings and other debts.
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Derivative instruments and hedge accounting

The Group holds floating rate loans which expose the Group to interest rate risk. To mitigate against this risk the
Group uses either the option to fix interest rates within the loan facility or stand-alone fixed rate interest rate swaps.
Stand-alone interest rate swaps are measured at fair value at each reporting date. They are carried as assets when the
fairvalueis positive and as liabilities when the fair value is negative. No revaluation is made of embedded fixed rate
agreements.

The Group has designated each stand-alone swap against existing drawn floating rate debt. To the extent the hedge

is effective, movementsin fair value adjustments, other than adjustments for own or counter party credit risk, are
recognised in other comprehensive income and presented in a separate cash flow hedge reserve. Any movementsin
fairvaluerelating to ineffectiveness and adjustments for our own or counter party credit risk are recognised in income
and expenditure.

Leasehold Sinking Funds
Unexpended amounts collected from leaseholders for major repairs on leasehold schemes and any interest received
areincludedintrade and other payables.

Contingent liabilities
A contingent liability is recognised for

a) apossibleobligation, forwhichitis notyet confirmed that a present obligation exists that could lead to an outflow
of resources; or

b) forapresentobligation that does not meet the definitions of a provision or a liability asitis not probable thatan
outflow of resources will be required to settle the obligation; or

c) whenasufficiently reliable estimate of the amount cannot be made.

Leased assets
There being no finance leases, all leases are treated as operating leases. Their annual rentals are charged toincome or
expenditure on a straight-line basis over the term of the lease.

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

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

+ Whetherthere areindicators of impairment of the Group’s tangible assets. Factors taken into consideration in
reaching such a decisioninclude the economicviability and expected future financial performance of the asset
and, whereitisacomponent of alarger cash-generating unit, the viability and expected future performance of that
unit. The measurement basis to determine the recoverable amount of assets has been assessed against EUV-SH or
depreciated replacement cost.
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+ Theanticipated coststo complete on a development scheme have been based on anticipated construction cost,
the effective rate of interest on loans during the construction period, legal costs and other costs. Based on the costs
to complete, the recoverability of the cost of properties developed for outright sale and/or land held for sale is
determined. This judgement is also based on the best estimate of sales value based on economic conditions within
the area of development.

+ Theappropriate allocation of costs for mixed tenure developments, and furthermore the allocation of costs relating
to shared ownership between current and fixed assets.

+ Thecategorisation of properties asinvestment properties or property, plant and equipment, based on the use of
theasset.

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

+ Theassessmentoffairvalue of interest rate swap agreements (see note 25).

+ Thecategorisation of financialinstruments as ‘basic’ or ‘other’.

Other key sources of estimation uncertainty
+ Tangible fixed assets (see note 14 and 15)

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 the current level of demand for
renting such properties, void levels and values are taken into account. Residual value assessments consider issues
such as future market conditions, the remaining life of the asset and projected disposal values.

Forhousing 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.

+ Investment Properties (see note 16)

Investment properties were professionally valued at 31 March 2020 using an initial yield methodology. This uses rental
values capitalised ata market capitalisation rate but thereis an inevitable degree of judgementinvolved in that each
propertyisunique and values can only ultimately be reliably tested in the market itself. Key inputs into the valuations
were annual rental values being based on the rents of each property and yields being 4.0%to 7.5%. The next professional
valuation is expected to take place at 31 March 2023 with the Board making judgements on valuation in between the dates.

« Rentaland othertradereceivables (see note 19)

The estimate for receivables relates to the recoverability of the balances outstanding at yearend. Areview is
performed on historic experience of recoverability of rental debts and on anindividual debtor basis for other debts.

« Defined benefit pension scheme (see note 26)
Thevaluation of defined benefit pension schemes has been carried out by qualified actuaries based upon assumptions.

Whilst key assumptions used in the valuation are based upon published information, variations in these assumptions
have the ability to significantly influence the value of the liability recorded and the annual defined expense.
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4 Particulars of turnover, cost of sales,
operating cost and operating surplus

Group
Year ended 31 March 2021

Social housing lettings (Note 5)

Other social housing activities
Firsttranche low cost home ownership sales
Supporting people

Student Accommodation

Impairment

Other

Activities other than social housing
Market rents

Rents oninvestment properties
Outright Sales

Other

Group
Year ended 31 March 2020

Social housing lettings (Note 5)

Other social housing activities

First tranche low cost home ownership sales
Supporting people
Studentaccommodation

Impairment

Other

Activities other than social housing
Market rents

Rents oninvestment properties
Outright Sales

Other

Turnover

£°000

42,836

3,770
98
2,112

2,959

51,775

698

2,434
3,132

54,907

Turnover

£000

40,296

7,360
98
2,022

3,748

53,524

45
812
940

3,348

5,145

58,669

75

Cost of
sales

£°000

(2,602)

Cost of
sales

£000

(4,294)

Operating
costs
£2000

(34,397)

(261)
(89)
(272)
(7,966)

(42,985)

(235)

(2,809)
(3,044)

(46,029)

Operating
costs

£000

(32,079)

Surpluson
property
disposal
£°000

2,909

2,909

2,909

Surpluson
property
disposal

£°000

2,954

2,954

2,954

Operating
surplus/
(deficit)

£°000

8,439

1,168
(163)
2,023
(272)
(2,098)

9,097

463

(375)
88

9,185

Operating
surplus/
(deficit)

£°000

8,217

3,066
(166)
1,565
(478)
177

12,381

438
80
(433)

85

12,466
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5 Income and expenditure from social housing lettings

Group General Supported Keyworker Low cost Total Total
Association Turnover Costof  Operating  Surpluson  Operating needs housing home 2021 2020
Year ended 31 March 2021 sales costs property surplus/ ownership
disposal (deficit) £°000 £°000 £°000 £°000 £°000 £°000
£°000 £°000 £°000 £°000 £°000 Income
Social housing lettings (Note 5) 42,887 - (34,383) - 8,504 Rents net of identifiable service charges 25,510 1,522 2,155 2,602 31,789 30,283
Other social housing activities Service chargeincome 2,614 1,285 61 1,411 5,371 4,983
First tranche low cost home ownership sales 3,770 (2,734) - - 1,036 Amortised government grants 2,154 - - - 2,154 1,857
Supporting people 249 - (261) - (163) Net rentalincome* 30,278 2,807 2216 4013 39,314 37,123
Studentaccommodation 2,112 - (89) - 2,023 .

) Government grants taken toincome = = = = = 27
Impairment ) i e i ] Donation from third parties - - - - - -
Didhier 2,566 i e 2,909 LE] Feeincome for care and support - 3,360 - - 3,360 3,085

51,433 (2,734) (41,623) 2,909 9,985 OtherIncome 71 66 - 25 162 61
SRS e S e S Turnover from social housing lettings 30,349 6,233 2,216 4,038 42,836 40,296
Market rents - - - - -
Rents on investment properties 698 - (235) - 463 S
Duiitluesales - - - ] - Management 5,624 1,067 18 693 7,402 7,202
e L - 225 - o2 Service charge costs 4,677 4,301 19 1224 10,221 8,266
3,132 - (2,502) - 630 Routine maintenance 6,295 136 125 7 6,563 6,274
54,565 (2,734) (44,125) 2,909 10,615 Planned maintenance 2,114 -2 - - 2,112 2,823
Major repairs expenditure 742 - - - 742 374
Bad debts (3) - - - (3) 125
Depreciation of housing properties:
Association Turnover Costof  Operating  Surpluson  Operating -annualcharge 6,455 241 489 - 7,191 6,579
Year ended 31 March 2020 sales costs property surplus/ -accelerated on disposal of components 169 - - - 169 436
disposal (deficit) Other costs = = = = - =
b b b ) )
S Sy e S S Operating expenditure on social housing lettings 26,073 5,749 651 1,924 34,397 32,079
st I e ) 2 ) (32,061) i e Operating surplus on social housing lettings 4,276 484 1,565 2,114 8,439 8,217
Other social housing activities
Firsttranche low costhome ownership sales 6,581 (4,571) - - 2,010
Supporting people 98 B (261) ) (163) *Netrentalincomeis stated net of void losses of 276 195 13 4 491 354
Student accommodation 2,022 - (457) - 1,565
Impairment - - (478) - (478)
Other 3,710 - 5,634 2,954 1,030
52,665 (4,571) (38,891) 2,954 12,157
Activities other than social housing
Market rents 45 - (45) - -
Rentsoninvestment properties 857 - (420) - 437
Other 3,348 - (3,177) - 171
4,250 - (3,642) - 608
56,915 (4,571) (42,533) 2,954 12,765
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Association

Income

Rents net of identifiable service charges
Service chargeincome

Amortised government grants

Net rentalincome*

Government grants taken toincome
Donation from third parties
Feeincome for care and support
OtherIncome

Turnover from social housing lettings

Expenditure

Management

Service charge costs

Routine maintenance

Planned maintenance

Major repairs expenditure

Bad debts

Depreciation of housing properties:
-annualcharge

-accelerated on disposal of components
Other costs

Operating expenditure on social housing lettings

Operating surplus on social housing lettings

*Net rentalincomeis stated net of void losses of

General
needs

£°000

25,471
2,614
2,244

30,329

71

30,400

5,623
4,677
6,295
2,114

742

6,443
169

26,060

4,340

276

78

Supported Keyworker

housing

£°000

1,522
1,285

2,807

3,360
66

6,233

195

£000

2,155
61

2,216

2,216

18
19
125

651

1,565

13

Low cost
home
ownership
£°000

2,602
1,411

4,013

25

4,038

693
1,224

1,924

2,114

Total
2021

£°000

31,750
5,371
2,244

39,365

3,360
162

42,887

7,401
10,220
6,563
2,112
742
(3)

7,179
169

34,383

8,504

491

Total
2020

£000

30,241
4,983
1,857

37,081
27

3,085
61

40,254

7,197
8,266
6,274
2,823
374
125

6,566
436

32,061

8,193

354

Notes forming part of the financial statements

6 Units of housing stock

General needs housing:
-Social
- Affordable
Low costhome ownership
Supported housing
Keyworkeraccommodation
Studentaccommodation
Housing forolder people

Total social housing units
Leaseholder management

Totalowned
Accommodation managed for others
Accommodation managed by others

Total managed accommodation

Units under construction

Units of housing stock - movement in stock numbers

Group
2020
Number

General needs housing:
-Social 3,311
- Affordable 454
Low cost home ownership 487
Supported housing 280
Keyworker accommodation 135
Student accommodation 125
Housing for older people 139
Total social housing units 4,931
Leaseholder management 280
Total owned 5,211
Accommodation managed by others (85)
Total managed accommodation 5,126
Units under construction 230

Group Group Association
2021 2020 2021
Number Number Number
3,287 3,311 3,281
469 454 469
479 487 479
280 280 280
167 135 167
125 125 125
138 139 138
4,945 4931 4,939
296 280 296
5,241 5,211 5,235
- - 6
(85) (85) (85)
5,156 5,126 5,156
319 230 319
Tenure
Additions Disposals Changes Other
2021 2021 2021 2021
Number Number Number Number
5 (4) (20) =
12 - 3 -
15 (6) (17) -
- - 32 -
- - - (1)
27 (10) (2) (1)
9 - 2 5
36 (10) - 4
36 (2) - 4
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Association
2020
Number

3,305
454
487
280
135
125
139

4,925

280

Group
2021
Number

3,287
469
479
280
167
125
138

4,945
296

5,241
(85)

5,156

319
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7 Operating surplus

Group Group Association
2021 2020 2021
£°000 £°000 £°000
Thisisarrived at after charging
Depreciation of housing properties:
-annualcharge (note 14) 7,457 7,333 7,445
- accelerated depreciation on replaced components 169 436 169
Total depreciation of housing properties 7,626 7,769 7,614
Depreciation of other tangible fixed assets (note 15) 1,114 972 1,114
Operating lease charges - land & building 842 845 842
Auditors' remuneration (excluding VAT):
-fees payable to the group's auditor for the audit
of the group'sannualaccounts 74 61 66
-otherservices 20 - 4
8 Employees
Group Group Association
2021 2020 2021
£°000 £°000 £°000
Staff costs (including Executive Management Team) consist of:
Wages and salaries 13,134 12,506 12,688
Social security costs 1,291 1,207 1,249
Cost of SHPS defined benefit scheme (see note 26) 408 401 408
Cost of defined contribution scheme 864 820 833
15,697 14,934 15,178

Association
2020
£°000

7,320
436

7,756
972
845

63

Association
2020
£°000

11,995
1,154
898
780

14,827

The average number of employees (including Executive Management Team) expressed as full time equivalents
(calculated based on a standard working week of 35-39 hours) during the year was as follows:

Group

2021

Number

Administration 58
Charity shops 33
Marketing and sales 3
Development 12
Housing, supportand care 266
Octavia Foundation 10
382

80

Group
2020
Number

48
49
3
10
246
11

367

Association
2021
Number

58
33
1
12
266

370

Association
2020
Number

48
49

10
246

353

Notes forming part of the financial statements

9 Directors’ and key management personnel remuneration

Thedirectors are defined as the members of the Board of Management, the Chief Executive and the Executive

Management Team as stated on page 1.

Group
2021
£2000

Executive directors' emoluments 743
Amounts paid to non-executive directors 65
Contributions to Directors' pension schemes 57

865

Group
2020
£2000

773
65
57

895

Association
2021
£000

673
65
50

788

Association
2020
£°000

703
65
50

818

Thetotal amount payable to the Chief Executives, who was also the highest paid director, in respect of emoluments
was £153,498 (2019-20 - £86,410 toincoming CEO and £119,688 to outgoing CEO). Pension contributions of £15,288
was made during the year (2019-20 Nil). The terms of membership of the Social Housing Pension Scheme (SHPS) for

the Chief Executive are identical to those of other members.

Three other directors were members of the SHPS defined contribution pension scheme as at 31 March 2021 (2019-
20, 3), and three of the directors accrued benefits under the Group's defined benefit pension scheme during the year

(2019-20, 3).

The remuneration (including pension contributions) paid to staff (including Executive Management Team) earning

over £60,000 was as follows:

Group

2021

Number

£60,000 - £69,999 8

£70,000-£79,999 11

£80,000 - £89,999 8
£90,000-£99,999

£100,000-£109,999 =

£110,000-£119,999 -

£120,000-£129,999 3

£130,000-£139,999 -

£160,000-£169,999 1
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Group
2020
Number

9
12
6

w = e

Association
2021
Number

9
11
6

W = =

Association
2020
Number

9
11
6

w =



Non-executive
Board members

Sandeep Katwala

Simon Porter

Stephen Smith

Debbie Sorkin
Visakha Sri

Chandrasekera
Rosalind Stevens

John Holman

Hugh Thornbery

Paul Williams

Notes forming part of the financial statements

10 Board member fees, board and committee membership

Remun-
eration
£

12,000
3,250

4,500
6,500

6,500
5,383
4,500
5,667
5,500

Terrence Gallagher 6,500

Sheila Fitzsimons

*Non-Voting

Total expenses paid to Board members in the year amounted to 111.50 (2019/20; 447).

£4,500

Group
Board

v
4

N SN

NN N NN

Finance  Corporate
Committee Committee

v/
v/
v/
v/
v/
v

The expenses over £50 paid to Board member were as follows;

JohnHolman

Stephen Smith

Debbie Sorkin

Visakha Sri Chandrasekera

Hugh Thornbery

Paul Williams

Total

82

Services

Committee Committee

Group
2021

111.50

111.50

Estates Start/leave
Committee

date

Retired
30/09/2020

Group
2020

95
58
105
53

112

423

Notes forming part of the financial statements

11 Surplus on property disposal

Group

Housing Properties
Disposal proceeds

Cost of disposals
Selling costs

Grant recycled (note 23)

Surplus on disposal of fixed assets

Association

Housing Properties
Disposal proceeds

Cost of disposals
Selling costs

Grant recycled (note 23)

Surplus on disposal of fixed assets

Shared
ownership
2021

£2000

1,961
(1,112)
(4)
(33)

812

Shared
ownership
2021

£°000

1,961
(1,112)
(4)
(33)

812

Other
housing
properties
2021
£2000

2,450
(273)
(54)
(26)

2,097

Other
housing
properties
2021
£2000

2,450
(273)
(54)
(26)

2,097

Total
2021
£000

4,411
(1,385)
(58)
(59)

2,909

Total
2021
£000

4,411
(1,385)
(58)
(59)

2,909

12 Interest receivable and income from investments

Interest receivable from group undertakings
Interest receivable and similar income from third parties

Group
2021
£2000

57

57

83

Group
2020
£°000

143

143

Association
2021
£°000

6
12

18

Total
2020
£°000

5,947
(2,846)
(77)
(70)

2,954

Total
2020
£°000

5,947
(2,846)
(77)
(70)

2,954

Association
2020
£000

128
87

215
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13 Interest payable and similar charges

Interest payable on bank loans and overdrafts

Interest payable on otherloans

Loan Costs Written off on Bank Loans & Overdrafts

Loan Costs Written off on Other Loans

Cost of breaking fixed interest rates

Recycled capital grant fund

Netinterest on defined benefit liability

Interest capitalised on construction of housing properties

Other financing costs through other comprehensive income
(Gain)/loss on fairvalue of hedged derivative instru-ments

84

Group
2021
£2000

3,801
5,263
156
24

27
(921)

8,350

(1,693)

6,657

Group
2020
£°000

3,658
4,499
147
17

9
69
(760)

7,639

1,497

9,163

Association Association

2021 2020
£2000 £2000
3,801 3,658
5,263 4,499

156 147
24 17

- 9

27 69
(921) (760)
8,350 7,639

(1,693) 1,497
6,657 9,136

Group

Cost

At1April 2020
Additions:

- construction costs
-replaced components
- fire safety works
-energy improvements
Transfers from Stock
Completed schemes
Change of tenure
Disposals:

- properties

-replaced components

At 31 March 2021

Depreciation:
At1April 2020
Chargefortheyear

Eliminated on disposals:

-replaced components
- properties

At 31 March 2021

Impairment:
At1April 2020
Released inthe year
Recognised in the year

At 31 March 2021

Net book value at 31 March 2021

Net book value at 31 March 2020

Notes forming part of the financial statements

14 Tangible fixed assets - housing properties

Housing
properties
held for letting
-completed
£°000

490,513

1,307
1,758
1,457

3,092

(358)
(630)

497,139

69,123
7,185

(461)
(95)

75,752

421,387

421,390

Housing

properties

held for letting

- under construction
£°000

14,264

11,404

478

272
750
21,840

13,786

85

Shared
ownership
-completed
£000

78,067

2,204

(1,131)

79,140

27
79,113

78,035

Shared
ownership
-under
construction
£°000

13,766

9,461

(260)
(2,218)

20,749

13,766

Total
£°000

596,610

20,865
1,307
1,758
1,457

(260)

(1,489)
(630)

619,618

69,123
7,185

(461)
(95)

75,752

510

(5)
272

777
543,089

526,977



Association

Cost

At1April2020
Additions:

- construction costs
-replaced components
- fire safety works
-energy improvements
Transfers from Stock
Completed schemes
Change of tenure
Disposals:

- properties

-replaced components

At 31 March 2021

Depreciation:
At1April 2020
Charge forthe year

Eliminated on disposals:

-replaced components
- properties

At 31 March 2021

Impairment:
At1April2020
Releasedintheyear
Recognised in the year

At 31 March 2021

Net book value at 31 March 2021

Net book value at 31 March 2020

Notes forming part of the financial statements

Housing
properties
held for letting
- completed
£°000

478,566

1,307
1,758
1,457

3,077

(358)
(630)

485,177

67,395
7,173

(461)
(95)

74,012

368

368
410,797

411,303

Housing

properties

held for letting
-under construction
£2000

14,264

11,404

478

272
750
21,841

13,786

86

Shared
ownership
-completed
£°000

77,937

2,218

(1,131)

79,024

27
78,997

77,905

Shared
ownership
-under
construction
£°000

13,766

9,461

(260)
(2,218)

20,749

13,766

Total
£000

584,533

20,865
1,307
1,758
1,457

(260)

(1,489)
(630)

607,541

67,395
7,173

(461)
(95)

74,012

878

(5)
272

1,145
532,385

516,260

Notes forming part of the financial statements

Group
2021
£°000

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

Freehold 354,114
Long leasehold 184,488
Short leasehold 4,487
543,089
Interest capitalisation:
Interest capitalisation in the year 921
Rate used for capitalisation 3.80%
Major repairs to properties and replaced components:
Expenditure to existing properties capitalised 4,520
Expenditure toincome and expenditure account 472
4,992

Total Social Housing Grant received or receivable to date is as follows:
Capital Grants:

- deferred capital grant (note 22) 191,104
-amortised to the Statement of Comprehensive Income 34,646
Recycled capital grant fund (note 23) 425
Capital grant not recognised but due on disposal 5,175

231,350

Impairment

Group
2020
£2000

363,262
160,413
4,552

528,227

760
3.80%

5059
373

5,432

186,695
32,403
20
5,269

224,387

Association
2021
£°000

343,410
184,488
4,487

532,385

921
3.80%

4,520
472

4,992

196,279
34,646
425

231,350

Association
2020
£°000

352,270
160,413
4,552

517,235

760
3.80%

5,056
373

5,429

191,964
32,403
20

224,387

Duringthe currentyear, the Group and Association have recognised £nil (2019/20: £nil) as an impairment lossin
respect of general needs housing stock. Animpairment of £272k (2019/20: £478k) was made in respect of aland-
banked scheme. The intention for this site is to develop a viable scheme although the architects engaged on the
development wentinto financial administration prior to 31 March 2021, and alternative arrangements are being made

to progress the site to development.

Properties charged as security

As at 31 March 2021 2,980 (2020: 2,972) properties with a book value of £197.5mm (2020:£198.3m) were charged as

security for loans made to Octavia Housing.
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Valuation

Octavia Housing commissions a desk top valuation each year of its completed housing stock from JLL so that
indicative information can be included in the Report of the Board. Asummary of this valuation is as follows;

Notes forming part of the financial statements

Open Market Value with Vacant Possession

Market Value subject to existing Tenancies

Existing Use Value for Social Housing

Estimated Annual Market Rent of General Needs social rented portfolio

Actual annual rent roll of General Needs social rented portfolio

Group

Costorvaluation
At1April2020
Additions & other adj

At 31 March 2021

Depreciation
At1April 2020
Charge fortheyear

At 31 March 2021

Net book value
At 31 March 2021

At 31 March 2020

15 Other tangible fixed assets

88

Freehold
buildings
£000

10,995
1

10,996

(1,514)
(143)

(1,657)

9,339

9,481

Motor
vehicles
£000

94

94

2021
£m
2,461
1,313
602
90

25

Fixtures,
fittings and
equipment

£2000

7,230
1,211

8,441

(5,049)
(971)

(6,020)

2,421

2,181

2020
£2m

2,504
1,269
581
89

25

Total
£000

18,319
1,212

19,531

(6,657)
(1,114)

(7,771)

11,760

11,662

Association

Cost or valuation
At1April 2020
Additions & other adj

At 31 March 2021

Depreciation
At1April2020
Charge forthe year

At 31 March 2021

Net book value
At 31 March 2021

At 31 March 2020

Group and Association

Valuation
At 1 April
Additions
Revaluation

At 31 March

The Group’sinvestment properties comprise shops, garages and other property ancillary to its social housing

Notes forming part of the financial

Freehold
buildings
£°000

10,995
1

10,996

(1,514)
(143)

(1,657)

9,339

9,481

statements

Motor
vehicles
£°000

94

94

16 Investment properties

Fixtures,
fittings and
equipment

£°000

7,230
1,211

8,441

(5,049)
(971)

(6,020)

2,421

2,181

2021
Total
£°000

14,385

14,385

Total
£°000

18,319
1,212

19,531

(6,811)
(1,114)

(7,771)

11,760

11,662

2020
Total
£°000

11,050
112
3,673

14,385

portfolio. They are valued by external qualified professionals every three years at fair value and in between the three
years by the Directors. The last external valuation was undertaken by Jones Lang LaSalle (JLL) at 31 March 2020 - this

indicated avalue of £14.8m.

The valuations were undertaken in accordance with the Royal Institution of Chartered Surveyors’ Appraisal and

Valuation Manual. Details on the assumptions made and the key sources of estimating uncertainty are given in note 2
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The outbreak of the Coronavirus (COVID-19), declared by the World Health Organisation as a “Global Pandemic” on
the 11th March 2020, has impacted global financial markets. Travel restrictions have been implemented by many
countries and market activity is being impacted in many sectors. At the valuation date less weight can be attached to
previous market evidence for comparison purposes to inform opinions of value. The valuation was therefore reported
on the basis of “material valuation uncertainty” as per VPS 3 and VPGA 10 of the RICS Red Book Global. Consequently,
less certainty and a higher degree of caution should be attached to the valuation than would normally be the case.

Ifinvestment property had been accounted for under the historic cost accounting rules, the properties would have

been measured as follows:

Group and Association

Historic cost
Accumulated depreciation

17 Investments

The undertakings in which the Association has aninterest are as follows:

Association
Country of
incorporation
orregistration

Octavia Hill Limited England
Octavia Development Services Limited England
Octavia Foundation England
Octavia Living Limited England

Proportion of
votingrights/

ordinary share

capital held

100%
100%
100%
100%

Nature of
entity

Dormant Company
Dormant Company
Registered Charity
Trading Company

2020
£°000

6,219

(2,409) (2,291)

3,928

2021and 2020
Investment
carryingvalue
£2000

10

10

Additionally the Octavia Foundation had aninvestmentin a fund managed by CCLAwhich was valued at £1.67m at 31

March 2021 (2019/20: £1.68m).

During the year Octavia Foundation disposed of 0.4m of investment (2019/20: £0.4m).
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18 Inventories including properties for sale

Group

Housing Work in progress
Completed housing properties for sale

Association

Housing Workin progress
Completed housing properties for sale

Properties developed for sale include capitalised interest of £0.921m (2019/20: £0.760m).

Firsttranche shared
ownership properties

2021
£7000

7,029
2,764

9,793

Firsttranche shared
ownership properties

2021
£°000

7,086
2,764

9,850

Outright
market sales
2021

£°000

550

550

Outright
market sales
2021

£°000

19 Trade and other receivables

Due within one year
Rentand service charge arrears

Less: Provision for doubtful debts

Amounts owed by group undertakings

Amounts held by lenders as security for borrow-ings
Other debtors

Prepayments and accrued income

Due after one year
Amounts owed by group undertakings
Amounts held by lenders as security for borrow-ings

Group
2021
£2000

1,322
(509)

813

523
3,603
1,153

6,092

6,092
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Group
2020
£2000

1,718
(654)

1,064

524
3,349
686

5,623

5,623

Total
2021
£°000

7,579
2,764

10,343

Total
2021
£°000

7,086
2,764

9,850

Association
2021
£°000

1,322
(509)

813
781
523

3,541

1,153

6,811

6,811

Total
2020
£°000

5,049
4,004

9,053

Total
2020
£°000

4,762
4,004

8,766

Association
2020
£°000

1,718
(654)

1,064
162
524

3,301
686

5,737

5,737



Notes forming part of the financial statements

Amounts owed by group undertakings includes £0.55m (2019/20: £0) in relation to a loan to Octavia Living Ltd from
Octavia Housing which will mature in December 2022. The loanis given at arm’s length at an interest rate of 4.65% with

anon-utilisation fee of 1.65% and expected to be fully repaid in current year.

Theremainingamount held by lenders for borrowing of £0.5m relates to one year’s interest on the AHF loan, which is

held by AHF in a liquidity reserve fund.

20 Payables: amounts falling due within one year

Capital creditors
Loans and borrowings (note 24)

Accruals and deferred income (incl Holiday pay)

Deferred capital grant (note 22)
Other creditors
Trade creditors

Rentand service charges received in advance

Accrued interest

Leasehold Repairs funds

Taxation and social security
Recycled capital grant fund (Note 23)
Social Housing Grant

Amount owed to group undertaking
Pension schemes

Group
2021
£000

1,711

859
1,992
2,199
1,122

390
1,786
1,818
1,283

469

10,944

8

24,581

Group
2020
£°000

4,321

996
1,871
2,209
1,548

459
1,707
1,800
1,108

432

12,373

8

28,832

Association
2021
£000

1,711

859
1,916
2,293
1,127

390
1,786
1,818
1,283

469

10,944

8

24,604

Association
2020
£000

4,321
996
1,842
2,303
1,498
459
1,707
1,800
1,108
427
12,373
559
8

29,401

21 Trade and other payables: amounts falling due after more than one year

Loans and borrowings (note 24)
Interest rate swap - cash flow hedge
Deferred capital grant (note 22)
Recycled capital grant fund (note 23)
Pension schemes

Other Payables

Group
2021
£°000

235,291
4,024
188,904
425

30

325

428,999

92

Group
2020
£°000

221,129
5,717
184,486
20

30

778

412,160

Association
2021
£000

235,291
4,024
193,985
425

30

325

434,080

Association
2020
£°000

221,129
5,717
189,661
20

30

778

417,335

Notes forming part of the financial statements

22 Deferred capital grant

At 1 April

Grants received during the year
Grants transferred from/(to) RCGF
Released toincome during the year
Otheradjustments

At 31 March

Group Group Association
2021 2020 2021
£°000 £°000 £°000
186,695 186,523 191,964
6,903 1,003 6,903
(403) 1,378 (403)
(2,244) (2,244)
153 (2,209) 59
191,104 186,695 196,279

Association
2020
£°000

191,886
1,003
1,378

(2,303)

191,964

Deferred capital grant of £2.2m (2019/20 - £2.2m) is due within one year, the amount due after one yearis £188.9m

(2019/20-£184.5m).

23 Recycled capital grant

Group and Association
Funds pertaining to activities within areas covered by

At 1 April

Inputs to fund

Grant recycled from deferred capital grants

Grant recycled from Statement of Comprehensive Income
Interestaccrued

Recycling of grant

New build

At 31 March

Repayment may be required where amounts are 3 years orolder

GLA
2021
£°000

20

344
59

425

GLA
2020
£000

1,389
684

70

(2,132)
20

Therecycled capital grant fund due within 1yearis £2.2m (2020: £0.0m), the amount due after one yearis £188.9m

(2020: £0.0m).

93



Notes forming part of the financial statements

24 Loans and borrowing

Maturity of debt:

Group and Association

Inoneyearor less,orondemand

In more than one year but not more than two years
In more than two years but not more than five years
More than five years - by instalment

More than five years - by bullet

Group and Association

Inoneyearorless,orondemand

In more than one year but not more than two years
In more than two years but not more than five years
More than five years - by instalment

More than five years - by bullet

94

Capital markets
2021
£°000

9
10

37

547
167,323

167,926

Capital markets
2020
£°000

9

33

560
147,312

147,922

Bank loans
2021
£°000

851
1,010
8,158

53,215
4,991

68,225

Bank loans
2020
£000

988
847

10,334
62,034

74,203

Total
2021
£°000

860
1,020
8,195

53,762
172,314

236,151

Total
2020
£°000

996
856
10,367
62,594
147,312

222,125

Net debt reconciliation:

Group

Cash atbankandin hand
Bank loans

Net debt

Association

Cash atbankandin hand
Bank loans

Net debt

At
1April 2020
£000

25,599
222,125

247,724

At
1April 2020
£000

25,552
222,125

253,394

Cash flows
£°000

(2,456)
14,025

11,569

Cash flows
£°000

(2,500)
14,025

11,525

Notes forming part of the financial statements

Non-cash
movements
£°000

Non-cash
movements
£°000

At
31March 2021
£°000

23,143
236,150

259,293

At
31March 2021
£°000

23,052
236,150

259,202

During 2018/19 the Association undertook a major refinancing exercise and putin place £150m of long dated fixed

interest rate loans.

Loans are secured by specific charges on the housing properties of the Group and cash deposited in sinking funds
managed by Affordable Housing Finance plc. Loans bear interest at fixed rates ranging between 1.2975% and 12.435%
oratvariablerates calculated at a margin over the London Inter Bank Offer Rate.

At 31 March 2021 the Association had undrawn, secured and available loan facilities of £95.5m

(2019/20 Group £112.1m).
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25 Financial instruments

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

Group Group Association Association
2021 2020 2021 2020
£000 £°000 £°000 £°000

Financial assets
Financialinvestments measured at fair value 1,674 1,688 - -
Total financial assets 1,674 1,688 - -

Financial liabilities
Derivative financialinstruments designated as hedges 4,024 5,717 4,024 5,717
of variable interest rate risk

Total financial liabilities 4,024 5,717 4,024 5,717

Financial assets measured at fair value comprise fixed asset investments. Financial liability measured at fair value
comprise derivative financial instruments designated as hedges of variable interest rate risk.

Hedge of variable interest raterisk arising from bank loan liabilities

To hedge the potential volatility in future interest cash flows arising from movements in LIBOR, the Group has entered
into a stand-alonefloating to fixed interest rate swap with a nominal value of £12m with the similar term as certain
underlying variable rate loans and with interest re-pricing dates similar to those of the variable rate loans. These result
in the group paying 3.392% and receiving LIBOR (though cash flows are settled on a net basis) and effectively fixing the
totalinterest cost on loans and the interest rates swap at 3.667% perannum.
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The derivative is accounted for as a hedge of variable rate interest rate risks, in accordance with FRS 102 and had a
negative fairvalue of £4.0m (2019/20: £5.7m) at the balance sheet date. The cash flows arising from the interest rate
swaps will continue until their maturity in November2037. The changein fair value in the period was a credit of £1.7m
(2019/20 was a charge: £1.5m) with almost all the entire credit being recognised in Other Comprehensive Income as
theswapisa 99% effective hedge, as follows:

Association and Group 2021 2020

£°000 £°000
Negative Fairvalue at 1 April (5,677) (4,180)
Changein fairvalue charged to statement of Comprehensive Income = =
Changein fairvalue charged to cash flow hedge reserve (note 13) 1,693 (1,497)
Negative Fair value at 31 March (3,984) (5,677)

26 Pensions
Several pension schemes are operated by the Group:

Social Housing Pension Scheme - defined benefit pension scheme
The Association 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 Schemeis subject to the funding legislation outlined in the Pensions Act 2004 which came into force on 30
December2005. 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
schemesinthe UK.

Thelast triennial valuation of the scheme for funding purposes was carried out as at 30 September 2017. This
valuation revealed a deficit of £1.5bn. ARecovery Plan has been putin place with the aim of removing this deficit by 30
September2026.

The Schemeis classified as a 'last-man standing arrangement'. Therefore the company is potentially liable for other
participatingemployers' 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.

Forfinancialyears ending on or before 28 February 2019, it has not been possible for the company to obtain sufficient

information to enableitto account for the Scheme as a defined benefit scheme, therefore the company has accounted
forthe Scheme as a defined contribution scheme.
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Forfinancialyears ending on or after 31 March 2019, it is possible to obtain sufficient information to enable the

company to account for the Scheme as a defined benefit scheme.

Foraccounting purposes, two actuarial valuations for the scheme were carried out with effective dates of 31 March
2018 and 30 September 2018. The liability figures from each valuation are rolled forward to the relevant accounting
dates, ifapplicable, and are used in conjunction with the company’s fair share of the Scheme’s total assets to calculate

the company’s net deficit or surplus at the accounting period start and end dates.

Present values of defined benefit obligation, fair value of assets and defined benefit liability

Present value of defined benefit obligation
Fairvalue of plan assets

Defined benefit liability

Reconciliation of movements in the defined benefit obligation

Defined benefit obligation at 1 April

Currentservice cost

Expenses

Interest expense

Contributions by plan participants

Actuarial (gains) due to scheme experience

Actuarial losses/ (gains) due to changes in demographic assumptions
Actuarial losses / (gains) due to changes in financial assumptions
Benefits paid and expenses

Defined benefit obligation at end of period
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31March 2021
£°000

13,798
(11,469)

2,329

31March 2021
£°000

11,630
45
9
273
49
(182)
51
2,449
(526)

13,798

1April 2020
£°000

11,630
(10,426)

1,204

31 March 2020
£°000

13,078
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Reconciliation of movements in the fair value of assets

Fair value of plan assets at start of period

Interestincome

Experience on plan assets (excludingamountsincluded in interestincome) - gain (loss)
Contributions by the employer

Contributions by plan participants

Benefits paid and expenses

Fair value of plan assets at end of period

31March 2021 31 March2020

£7000 £7000
10,426 9,918
248 229
876 176
396 394
49 55
(526) (346)
11,469 10,426

Theactual return on the plan assets (including any changes in share of assets) over the period ended 31 March 2021

was-£1.44m (2019/20: £1.74m).

Defined benefit costs recognised in the Statement of Comprehensive Income

Thefollowing transactions have been recognised in the Statement of Comprehensive Income:

Current service cost
Expenses
Netinterest expense

Defined benefit costs recognised in statement of comprehensive income (SoCl)

Experience on plan assets (excludingamountsincluded in net interest cost) - gain / (loss)
Experience gains and losses arising on the plan liabilities - gain / (loss)

Effects of changesin the demographic assumptions underlying the present value of the
defined benefit obligation - (loss) / gain

Effects of changesin the financial assumptions underlying the present value of the
defined benefit obligation - (loss) / gain

Totalamount recognised in other comprehensive income - gain (loss)
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31March2021 31 March 2020

£000 £000
45 101

9 9

25 69

79 179
876 176
182 83
(51) 118
(2,449) 1,364
(1,442) 1,741
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Scheme assets
The schemes assets consist of the following:

31March 2021 31 March 2020

£°000 £°000

Global equity 1,828 1,525
Absolute return 633 544
Distressed opportunities 331 201
Creditrelative value 361 286
Alternative risk premia 432 729
Fund of hedge funds 1 6
Emerging markets debt 463 316
Risk sharing 417 352
Insurance-linked securities 275 320
Property 238 230
Infrastructure 765 776
Private debt 274 210
Opportunisticilliquid credit 292 252
High Yield 343 -
Opportunistic Credit 314 -
Corporate bond fund 678 594
liquid credit 137 4
Long lease property 225 180
Securedincome 477 396
Liability driven investment 2,915 3,460
Net current assets 70 45
Total assets 11,469 10,426

None of the fairvalues of the assets shown above include any directinvestments in the Group’s own financial
instruments orany property occupied by, or other assets used by, the Group.

Basis for estimating Assets and Liabilities
The following assumptions have been used in the pension calculations:

31March 2021 31March 2020

% per annum % per annum
Discountrate 2.14 2.39
Inflation (RPI) 3.30 2.65
Inflation (CPI) 2.85 1.65
Salary growth 3.85 2.65
Allowance for commutation of pension for cash at retirement 75% of maximum allowance 75% of maximum allowance
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The mortality assumptions adopted at 31 March 2020 imply the following life expectancies:

Life expectancy at age 65 (Years)

Maleretiringin 2021 21.6
Femaleretiringin 2021 23.5
Maleretiringin 2041 22.9
Femaleretiringin 2041 25.1

The Growth Plan - defined benefit schemes

The Association participates in the Growth Plan, a multi-employer scheme which provides benefits to some 950
non-associated participatingemployers. The schemeis a defined benefit schemein the UK. Itis not possible for
the Association to obtain sufficientinformation to enable it to account for the scheme as a defined benefit scheme.
Therefore itaccounts for the scheme as a defined contribution scheme.

Theschemeis subject to the funding legislation outlined in the Pensions Act 2004 which came into force on 30
December2005. 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
schemesin the UK.

The scheme s classified as a 'last-man standing arrangement'. Therefore the Association is potentially liable for other
participatingemployers' 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.

Afullactuarialvaluation for the scheme was carried out at 30 September 2017. This valuation showed assets of
£794.9m, liabilities of £926.4m and a deficit of £131.5m. To eliminate this funding shortfall, the Trustee has asked the
participating employers to pay additional contributions to the scheme as follows:

Deficit contributions

From 1 April 2019 to 31 January 2025: £11,243,000 perannum (payable monthly and increasing

by 3% each on 1 April)
Unless a concession has been agreed with the Trustee the term to 31 January 2025 applies.

Note thatthe scheme’s previous valuation was carried out with an effective date of 30 September 2014. This valuation
showed assets of £793.4m, liabilities of £969.9m and a deficit of £176.5m. To eliminate this funding shortfall, the
Trustee has asked the participating employers to pay additional contributions to the scheme as follows:

Deficit contributions

From 1 April 2016 to 30 September 2025: £12,945,440 perannum (payable monthly and increasing

by 3% each on 1st April)

From 1 April 2016 to 30 September 2028: £54,560 perannum (payable monthly and increasing

by 3% each on 1st April)
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Therecovery plan contributions are allocated to each participating employerin line with their estimated share of the
Series1and Series 2 scheme liabilities.

Where the schemeisin deficitand where the Association has agreed to a deficit funding arrangement the Association
recognises a liability for this obligation. The amount recognised is the net present value of the deficit reduction
contributions payable under the agreement that relates to the deficit. The present valueis calculated using the
discount rate detailed in these disclosures. The unwinding of the discount rate is recognised as a finance cost.

Reconciliation of Opening and Closing liability for the year ended 31 March:

31March 31March

2021 2020

£°000 £°000

Provision at start of period 39 47
Unwinding of the discount factor (interest expense) 1 1
Deficit contribution paid (8) (8)
Remeasurements - impact of any change in assumptions 1 (1)
Remeasurements - amendments to the contribution schedule - =
Provision at end of period 33 39

Local Government Pension Scheme (LGPS) - defined benefit pension scheme

The Associationis also an admitted body to the LGPS administered by the Royal Borough of Kensington and Chelsea
(RBKC). The LGPSis a multi-employer defined benefit statutory scheme administered in accordance with the Local
Government Pension Scheme Regulations 2013 and currently provides benefits based on career average revalued
earnings. Full details of the benefits being valued are as set out in the Regulations as amended and summarised on the
LGPS website and the Fund’s membership booklet.

There are currently uncertainties in relation to LGPS benefits due to the McCloud and Sargeant judgement and the
2016 cost cap process. The Government has published its consultation on a remedy for the McCloud and Sargeant
judgement and at the same time announced the unpausing of the 2016 cost cap process which will take into account
theremedy for the McCloud and Sargeant judgement. These are yet to be finalised and therefore it remains uncertain
what changes may be made to LGPS benefits as a result.

Membership of the scheme s restricted to former RBKC employees who were transferred under Transfer of
Undertakings Protection of Employment (TUPE) Regulationson 1

December 2014 at which there were no past service deficits. Any future service deficits are guaranteed by a bond
(£135,000) underwritten by HSBC Plc.

Contributions are set every three years as a result of the actuarial valuation of the Fund required by the Regulations.
The next actuarial valuation of the Fund will be carried out as at 31 March 2022 and will set contributions for the period
from 1 April 2023 to 31 March 2026. There are no minimum funding requirements in the LGPS but the contributions are
generally setto target a funding level of 100% using the actuarial valuation assumptions.
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Onthe Employer’s withdrawal from the Fund, a cessation valuation will be carried out in accordance with Regulation
64 of the LGPS Regulations 2013 which will determine the termination contribution due by the Employer, on a set of
assumptions deemed appropriate by the Fund Actuary.

In addition, as many unrelated employers participate in the Royal Borough of Kensington and Chelsea Pension Fund,
thereisanorphan liability risk where employers leave the Fund but with insufficient assets to cover their pension

obligations so that the difference may fall on the remaining employers.

All of the risks above may also benefit the Employer e.g. higher than expected investment returns oremployers
leaving the Fund with excess assets which eventually getinherited by the remaining employers.

Present values of defined benefit obligation, fair value of assets and defined benefit liability

31March 31March
2021 2020
£°000 £2000
Presentvalue of defined benefit obligation 1,603 1,120
Fairvalue of plan assets (1,340) (999)
Defined benefit liability 263 121
Reconciliation of movements in the defined benefit obligation
31March
2021
£°000
Defined benefit obligation at 1 April 1,120
Currentservice cost 38
Interest expense 26
Contributions by plan participants 7
Actuarial losses / (gains) due to scheme experience (8)
Actuarial losses/ (gains) due to changes in demographic assumptions (12)
Actuarial losses / (gains) due to changes in financial assumptions 399
Benefits paid and expenses 33
Defined benefit obligation at end of period 1,603
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Reconciliation of movements in the fair value of assets

Fair value of plan assets at 1 April 2018
Interestincome

Return on assets less interest
Contributions by the employer
Contributions by plan participants
Benefits paid and expenses

Fair value of plan assets at end of period

Thefollowing transactions have been recognised in the Statement of Comprehensive Income:

Currentservice cost
Expenses
Net interest expense

Defined benefit costs recognised in statement of comprehensive income (SoCl)

Experience on plan assets (excludingamountsincluded in net interest cost) - gain / (loss)
Experience gains and losses arising on the plan liabilities - gain / (loss)

Effects of changesin the demographic assumptions underlying the presentvalue

of the defined benefit obligation - gain (loss)

Effects of changesin the financial assumptions underlying the present value

of the defined benefit obligation - gain (loss)

Total amount recognised in other comprehensive income - gain (loss)
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31 March
2021
£°000

999
24
284
27
47

(1)
1,340

31March
2021
£°000

71

74

284

12

(399)

(95)

Notes forming part of the financial statements

The return onthe Fund (on a bid value to bid value basis) for the year to 31 March 2021 is estimated to be 30.44%. The

actualreturn onthefund over the year may be different.

The estimated asset allocation for Octavia as at 31 March 2021 is as follows:

31March

2021

£°000

Equities 1,069

Property 68

Absolute return portfolio 0

Cash plus funds 190

Cash 13

Total assets 1,340
Thefollowing assumptions have been used in the pension calculations:

31March

2021

% per annum

Discountrate 2.00

Pensionincrease 2.80

Salary Growth 3.80

The mortality assumptions adopted at 31 March 2021 imply the following life expectancies:

31 March
2020
£°000

710
59
89

137

999

31March
2020
% per annum

2.35
1.85
2.85

Life expectancy at age 65 (Years)

Maleretiringin 2021
Femaleretiringin 2021
Maleretiringin 2041
Femaleretiringin 2041

Projected pension expense for the year to 31 March 2022

Service cost
Net interest on the defined liability (asset)
Administrative expenses

Total loss

Employer contributions
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21.6
24.3
22.9
251

31 March 2020
£°000

54
5

60
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27 Share capital

Each member of Octavia Housing holds a non-equity share from one of the following classes of allotted, issued and
fully paid shares:

Shares At1April Issued Removed At 31 March
2020 2021

£ £

48 Class “A” £1 48 - (3) 45
7Class"C" £5 35 - (5) 30
As at 31 March 83 - (8) 75

Allshares carry equal voting rights but have no entitlement to interest, dividend or bonus and are cancellable on
death, expulsion or withdrawal of a member from Octavia Housing.

28 Contingent liabilities

The Group receives grant from Homes England and from the Greater London Authority, which is used to fund the
acquisition and development of housing properties and their components. Grant of £39.7m (2019/20: £37.9m) for
the Group and £39.7m (2019/20: £30.6m) for the Association received in respect of housing properties held at 31
March 2020 has been credited to reserves in accordance with the requirements of SORP 2018. The Group has a future
obligation to recycle such grantif thereis a disposal of the properties that it funds.

Asthetimingof any future disposalis uncertain, no provision for such a liability has been recognised in these
financial statements.
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29 Operating leases

The Group and Association had minimum lease payments under non-cancellable operating leases as set out below:

Group Group Association Association
2021 2020 2021 2020
£°000 £°000 £°000 £°000
Amounts payable as a lessee

Not later than 1year 802 698 802 698
Laterthan1yearand not laterthan 5 years 1,529 1,620 1,529 1,620
Laterthan5years 561 605 561 605
Total 2,892 2,923 2,892 2,923

Amounts receivable as a lessor
Not laterthan 1year 537 510 537 510
Laterthan 1yearand not laterthan 5years 1,581 1,685 1,581 1,685
Laterthan5years 2,677 2,596 2,677 2,596
Total 4,795 4,791 4,795 4,791

The amounts payable as a lessee principally relate to rental obligations on charity shops. The amounts receivable as a
lessor comprise rental obligations on the Association's investment properties.

In addition to minimum lease receivables set out above, the Association and Group have entered into tenancy
agreements and shared ownership leases as a Registered Provider of social housing. The minimum amounts
receivable under these arrangements cannot be reliably estimated.

The terms of the tenancy agreements generally allow tenants to give one month’s notice, the annualised rent rollis
£26m at 31 March 2021 (2019/20: £25m).

The terms of the shared ownership leases allow rents to be increased by RPI+0.5% and leaseholders to acquire up to
100% of the share of the property retained by the Association at market value at short notice. The vacant possession
values of the retained element of shared ownership leases owned by the Association at 31 March 2021 amounted to
£151.4m (2020: £152.9m) and the annualrental being charged at that date was £2.4m (2020: £2.3m).
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30 Capital commitments

Commitments contracted but not provided for:

Construction

Commitments approved by the Board but not contracted for:

Construction
Maintenance

Contracted capital commitments for the Group and Association will be funded as follows:

Social housing grant

Borrowings from existing secured facilities

Sales of properties

Group
2021
£2000

77,188

16,510
5,062

98,760

Group
2021
£2000

13,471
41,622
22,095

77,188

Group
2020
£°000

39,351

35,859
5,116

80,326

Group
2020
£°000

10,363
19,016
9,972

39,351

Association
2021
£°000

77,188

16,510
5,062

98,760

Association
2021
£°000

13,471
41,622
22,095

77,188

Association
2020
£°000

39,351

35,859
5,116

80,326

Association
2020
£°000

10,363
19,016
9,972

39,351

Octavia has entered into a contract to replace the cladding at Elizabeth House, with the value of £13.4m. The costs are
being written off to the statement of comprehensive income as they are incurred. This work is being funded by Greater
London Authority remediation grantof £11.2m
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31 Related party transactions

The ultimate controlling party of the group is Octavia Housing - a Registered Provider of Social Housing. There is no

ultimate controlling party of Octavia Housing.

Transactions with non-regulated entities

The Association provides management services, other services and loans to its subsidiaries. The Association also buys

assets and receives services from its subsidiaries. The quantum and basis of those charges is set out below.

Payable to Association by subsidiaries: 2021
£°000

OctaviaLiving Limited

Intra-group management fees 30
Interest 6
Total 36
Payable by Association to subsidiaries: 2021

£000

OctaviaLiving Limited
Payments for acquisition of housing properties -
Sales commissions and programme managementincome 116

Total 116

Intra-group management fee and Gift Aid
Intra-group management fees are receivable by the Association from subsidiaries to cover the running costs the

2020
£°000

30
128

158

2020
£°000

4,044
281

4,325

Association incurs on behalf of managingits subsidiaries. The management fee is calculated on a department basis,

with varying methods of allocation. The costs are apportioned as follows:

Department By reference to
Finance Headcount
Human resources Headcount
Facilities Floorspace
Executive Staff time
Health & Safety Headcount
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Octavia Housing made no cash donations to the Octavia Foundation in the year (2019/20: £nil), a charitable entity
which works to assist tenants of Octavia Housing and the wider community and which operates from Octavia
Housing's offices in West London. Octavia Housing donated services (including Human Resources, IT and finance

support) to the value of £36,000in 2020/21 (2019/20: £36,000).

During 2020/21, Octavia Housing received gift aid donations from subsidiaries totalling £858k (2019/20: £605,000).
Octavia Living made a gift aid donation of £858k (2019/20: £604,000); Octavia Development Services Limited made no

donationsto Octavia Housingin the year (2019/20: £1,000).

Intra-group loans

Entity granting loan Entity receiving loan At1April2020 Movement
£000 £000

Octavia Housing Octavia Living Limited - 562

562

At 31 March 2021
£°000

562

562

Thisintra-group loanis currently fora maximum amount of £1m, repayable on 30 December 2022, bearing interest

currently at a rate of 4.65%. The loan is secured by a first fixed charge over land.
Balances outstanding from the subsidiaries

Payable to/(from) Association by subsidiaries:

Octavia Living Limited - Amounts for acquisition of land and buildings
Octavia Foundation

There were two board members who were tenants of Octavia Housing during the year - neither of them had any
arrears at 31 March 2021 (2020: £nil). Details of their remuneration are given in note 10 above. Neither of them enjoy
any other special arrangements.
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