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KING’S BARTON is committed to providing and maintaining good
quality one and two bedroomed homes to the best standards possible,

to people aged 55 years and above.

Staff Team

Steve Rafferty

Housing Manager

(part-time)

Steve is a Fellow of the Chartered 

Institute of Housing and has 35 

years’ experience working in the 

social housing sector. Steve joined 

the Association in August 2018.

Sarah Jones 

Housing Officer

(part-time)

Sarah joined the Association 

as Customer Service and 

Administration Officer in 2017, 

with a background in Banking 

and Insurance, promoted to 

Housing Officer in April 2019.

Cynthia Cole

Senior Housing Officer 

(part-time)

Cynthia joined the Association 

in 1991 as a Secretary, moved up 

to a Housing Officer in 2006 and 

was promoted to Senior Housing 

Officer in April 2019.

Carly Cox 

Administration and

Finance Officer 

(part-time)

Carly replaced Esther in January 

2021 and has experience of the 

housing sector from working 

with another housing association 

and a private letting agency.
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After

I hope that residents are pleased with the service that they have 

received, staff have worked hard to maintain services. Earlier 

this year we faced challenges with staff and contractors having 

to isolate when falling ill with Coronavirus and contacted by 

NHS test and trace. Speaking of contractors, we will have a new 

company to do the cleaning of common areas from August so I 

hope they will provide a good quality service, they put together 

a good tender and references are excellent.

We have made a surplus of £321,131 this year which, as you 

know, will be completely reinvested in services and properties. 

Having completed window and door upgrades at the 

Hawthornes, we are now undergoing a major refurbishment 

of Coombe house which will happen over a three-year period 

in consultation with the residents there. Going forward, we 

are hoping to work in partnership with South Gloucestershire 

Council on some new development.

The housing association sector is facing a number of challenges 

in the coming years, with new legislation and guidelines to 

respond to. The Fire Safety Act 2021 will require Kings Barton to 

meet new more stringent guidelines and we are starting to see 

the impact on fire risk assessments within our buildings. Also, 

the government has set a target of zero carbon emissions by 

2050, with interim targets to be met. This will affect the work we 

do, in particular heating properties and leading to the removal 

of gas as the main heat source. A Social Housing White Paper 

was published in November 2020 and presents a charter setting 

out seven commitments for social housing residents. We will be 

working as a Board of Management, with the staff to implement 

changes to meet these commitments.

The National Housing Federation has been working with the 

housing association sector to help preparations with these 

challenges and has also introduced a number of initiatives, 

including new Code of Governance and Together with Tenants 

initiative. We are looking at how these will apply and keep 

tenants informed of any proposals.

Kings Barton has also updated the complaints procedure, 

following the Housing Ombudsman changes in July 2020, 

setting out good practice in a Complaint Handling Code.

In the wider housing world the owner-occupation market still 

surges ahead (prices up 10% on the previous year1) oblivious 

to COVID 19 problems. Post-Grenfell so many leaseholders of 

flats have potential huge bills for remediation works to their 

buildings which they cannot afford to pay and say that their flats 

are worthless. At least people renting don’t have that headache. 

In their annual report for 20212 the Chartered Institute of 

Housing found that 280,000 social rented homes have been 

sold, converted to higher rents or demolished since April 2012, 

while just 70,000 new social rent homes have been built in 

that period. Right to Buy sales, which accounted for 120,000 

homes, and conversion to higher affordable rent tenures, which 

accounted for 116,000 homes, were the two biggest reasons for 

the loss of social rented homes.

The one bright spot in all this was England reaching the UEFA 

Championships football final (although inevitably losing 

on penalties!). I sincerely hope that we will be able to have a 

traditional AGM in November and I look forward to meeting 

some of you then. 

1Reuters 1 July 2021       s2 Inside Housing 29 March 2021
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By Derek Brewer
Chair of the Association

Foreword

This has been a difficult year. Last year was difficult but this one has carried on being so. At the time 
of writing this piece (end of July 2021) we had just gone past Boris Johnson’s ‘Freedom Day’ but 
things are so confusing no one knows how to progress economic and social matters going forward. 
We have not had a Tenants’ Panel meeting since January 2020 and all board and sub-committee 
meetings have been via video link since then.
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Income and Expenditure Account
for the year ending 31 March 2021

2021
£

2020
£

2019
£

2018
£

2017
£

Turnover Continuing Activities 711,408  693,680  699,351  692,581  646,240 

Expenditure

Direct Property Management Costs -203,761 -251,362 -225,890 -237,076 -231,764 

Administrative Costs -125,583 -158,176 -113,390 -119,959 -108,811 

Operating Costs 329,344  409,538  339,280  357,035  340,575 

Operating Surplus 382,064  284,142  360,071  335,546  305,665 

Interest receivable 655  2,894  2,096  313  254 

Interest payable -61,588 -72,479 -66,573 -67,185 -55,957 

Retained Surplus on ordinary activities 321,131  214,557  295,594  268,674  249,962 

Opening Revenue Reserve 4,827,233  4,612,676  4,317,082  4,048,408  3,798,446 

Closing Revenue Reserve 5,148,364  4,827,233  4,612,676  4,317,082  4,048,408 

Accounts

Summarised Balance Sheet as at 31 March 2021 
2021

£
2020

£
2019

£
2018

£
2017

£

Tangible Fixed Assets Housing Properties 7,139,826  6,958,637  6,661,723  6,629,585  6,535,173 

Other Fixed Assets 21,602  22,897  24,230  25,619  27,031 

7,161,428  6,981,534  6,685,953  6,655,204  6,562,204 

Current Assets 726,094  759,099  961,318  545,297  401,731 

Creditors due within one year -118,986 -157,656 -164,852 -139,363 -113,314 

Net Current Assets 607,108  601,443  796,466  405,934  288,417 

Total Assets less Current Liabilities 7,768,536  7,582,977  7,482,419  7,061,138  6,850,621 

Creditors due after more than one year -2,620,116 -2,755,688 -2,869,688 -2,744,007 -2,802,166 

5,148,420  4,827,289  4,612,731  4,317,131  4,048,455 

Total Association Funds
Capital and Reserves 5,148,420  4,827,289  4,612,731  4,317,131  4,048,455

Note: Under Financial Reporting Standard 102 housing properties costs are now disclosed exclusive of housing association grants 

(HAG). HAG balance is accounted for as long term liabilities. 						    

The above figures are extracts from the audited accounts.



The association received £711,408 income from rents and spent 

£329,344, which left a surplus of £321,131 after the interest 

received and interest paid on loans is taken into account. The 

chart below shows how the money was spent, with repairs and 

improvements to properties the largest area of spend.

Main Expense Categories

£ %

Repairs/improvements to properties 114,526 29

Costs of Services to properties 53,754 14

Derepciation on properties 33,104 9

Insurance on properties 15,919 4

Staff Salaries 63,323 16

Audit and accountancy 19,890 5

Office and other costs 23,196 6

Legal and professional costs 5,632 1

Finance - Interest on Loans 60,933 16

How the surplus is used
The association uses the surplus funds to invest in new 

properties and carry out major works to existing properties. 

You will have seen that we have recently developed 4 new flats 

at Kings Barton Court, which has taken up some of the surplus 

for the last 2 years, as well as taking out a loan to ensure the 

costs could be covered without using up the reserves. 

Building Kings Barton Court (balance of costs incurred during 

the year - £212,998).

Loans repaid - £182,837 (this included paying off a bank loan 

early to reduce interest payments).

Therefore £395,835 was spent on new homes and paying 		

off loans, which meant £74,704 was taken from previous 	

year savings.

How we spent the surplus

£ %

Building New Homes 212,998 54

Loans Repaid 182,837 46

In the current year we have already carried out improvements at 

The Hawthornes, where we replaced windows and patio doors, 

as well as budgeting for major improvements at Coombe House 

(see page 5).

The figures included in the previous page are taken from the audited accounts and at first glance 
they may seem confusing. To simplify the tables, I will try to pick out some key details that will show 
how the money is spent. 
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How the Money is Spent
By Steve Rafferty, Housing Manager



The year began (April 2020) with a full lockdown, staff mostly 

working from home, contractors being limited to emergency 

repairs only, new lettings not allowed, construction work 

stopped and high levels of fear and uncertainty about what was 

ahead. As the year progressed, we saw changes in government 

restrictions and guidelines that impacted on how we went 

ahead with the work of managing a housing association. There 

have been many challenges with tenants, contractors and 

staff dealing with the effects of the virus and accompanying 

quarantine periods. Despite these challenges we have been able 

to continue to provide the services from the office and repairs/

maintenance, with minimal disruption. We are lucky to have 

such a committed set of contractors who have worked with the 

association for many years and continue to prioritise the needs 

of tenants, as well as a small but dedicated staff team that have 

adapted to the changing guidance and restrictions.

As the year ended (March 2021), there was increasing hope that 

life could return to some level of normality with the roll out of 

the vaccination programme. Kings Barton has reopened the 

office and staff returning to normal office hours in a safe socially 

distanced way. We have also resumed site visits and working with 

tenants across the different properties to carry out minor works 

to improve the communal areas. It will be some time before we 

can fully resume normal arrangements, with board meetings 

continuing remotely and Tenant’s Panel unable to meet.

Despite not being able to meet in person, the Board of 

Management has continued to meet through Microsoft Teams 

and Zoom, with a busy year dealing with the usual agenda 

items and new areas including major works at Coombe House, 

new government guidelines and general health and safety 

issues relating to keeping staff and tenants safe. The year has 

seen the creation of a Finance, Audit and Risk Sub-Committee 

which provides valuable input into these important area 

for the association. The Development Sub-Committee has 

been extended to also focus on major works and will have an 

important role in helping to make key decisions about the works 

at Coombe House and other major works in the coming years. 

The new legislation and guidelines affecting housing associations 

will continue to keep the board busy in responding to these 

changes. It is hoped we can return to in person meetings soon.

The year saw the completion of Kings Barton Court and the 

4 new flats were occupied in November 2020, with the new 

tenants very pleased with the quality of the work and the 

standards of the fittings. The new build properties set the 

challenge for Kings Barton to try and reach these standards 

when we do upgrade work in existing properties.

There were staff changes during the year, with Esther Iles leaving 

to pursue her own business opportunities and she was replaced 

by Carly Cox from the 4th of January. Carly joins the team as 

Admin/Finance Officer and has a wide range of experience, 

having worked for another housing association and many years 

in the private rented sector. It was an unusual induction period 

for Carly as the first day in the office was followed by a national 

lockdown and Carly then working from home for several weeks. 

I am pleased to say that Carly has settled into the team well.

As you will see within this annual report, the financial position is 

strong and we can press on with major upgrading works to our 

properties, as well as continuing to look for new development 

opportunities in the local area.

I am anticipating a busy year ahead, with the major works at 

Coombe House, Asset Management Strategy being developed, 

increased requirements for fire safety along with the usual day to 

day activities of a small but busy housing association.
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The Annual Report for 2020/21 covers a unique period in history when the world has been dealing with a 
pandemic, resulting in an unthinkable level of loss of life and restrictions on daily life.

Housing Manager’s
Comments
By Steve Rafferty
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Focus on Property
Improvements

The first task when deciding the priority for improvements, 

is to understand the condition of all properties and look at 

the age of the key components such as roof, windows and 

doors, etc. Property condition visits have started and will be 

completed by the end of this year. In addition, we will analyse 

repairs carried out in recent years to see where repairs have 

been needed, which can indicate where common problems 

are occurring. Where specialist advice is needed, we will seek 

professional reports from building surveyors and others. 

The association will also need to consider other issues such 

as meeting government targets for Energy Performance 

Certificates, government targets for carbon zero by 2050 and 

fire safety guidance that is being updated.

The information will then be collated into an Asset 

Management Strategy that sets out what we will be working 

to achieve and the priorities in the coming years. The strategy 

will be used as a guide to plan year by year how the budgets 

can be used to carry out the most urgent improvements. In 

the current year we have identified windows and doors at The 

Hawthornes which was built in 1990/91, with most properties 

having original windows and doors. The works were previously 

identified and budgeted for, but delayed due to the pandemic.

Priorities for the next 2 years – Coombe House
Coombe House is the oldest property owned by Kings Barton 

and has 27 flats and 1 bungalow, with 3 different building 

styles. You will see from the front cover the Victorian block 

that was joined to an extension to the site in 1971. A further 

4 properties were added in 1985. The site has 3 entrances and 

has a lift serving all floor levels. Property condition visits began 

with Coombe House and identified a number of concerns 

where key components were needing upgrading, as well as 

the lift requiring attention. We are working with Easton Bevins 

who are a local Chartered Building Surveyor company with 

vast experience to offer. To date a full building survey has been 

carried out, a lift survey and tenants have been consulted 

about priorities. The Board of Management is reviewing the 

information and drawing up plans for the works to start. It is 

hoped to make a start in the current financial year and it is 

predicted all works will be completed within 3 years, but we 

would hope it could be quicker. As soon as details are known, 

tenants will be informed about the works and the impact they 

will have on individual properties. 

As a result of these works, we will have limited funds to carry 

out other large upgrades.

With the latest new development completed in 2020 at Kings Barton Court, the attention turns 
to improving existing properties. 
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Board Members

Derek Brewer – Chair
Profession: Lecturer, 
Trainer and Assessor.

Has been a member of 
the Association since 

February 1998. 
Former Vice Chair.

Elected Chair in 
October 2004.

Paul Campbell 
Profession: Architect.

Joined the Association in 
September 2007.

Elected Vice Chair in 
February 2015.

Mrs Jean Dyer
Became a Tenant 

Committee member in 
2012. Also a member of 

the Tenants Panel. Elected 
Secretary in February 2015.

Ann de Graft-Johnson
Profession: Architect 

and Part Time 
Lecturer. Became a 

Committee Member 
in November 2001.

John Brownlow
Profession: Retired 

Draughtsman.
Became a Tenant 

Committee member 
in May 2003. 

Chair of Tenants Panel.

Derek Morland 
Profession: Retired 

Accountant. Became 
a Board Member in 

November 2019.

Patricia O’Driscoll
Profession: Retired Housing Manager

Qualified Fellow of the Chartered 
Institute of Housing. Joined the 
Association in November 1997.

Joined the Board in February 2018.

Michael Parsons
Profession: Team Manager

for LiveWest. Became a 
Board Member in May 2014.

Terry Oaten
Became a Tenant Member in
May 2019 and also a member

of the Tenants Panel.
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Tenants Panel

We are pleased to welcome Jane Barrett of Raymond House in recent months, with
Mrs Harrison resigning this year. Thanks go to all existing members who continue to provide 

valuable feedback in the last year, despite not being able to meet together as a group. 

Mr John Brownlow
Chair of Tenants Panel,
Tenants Panel Member, 

Coombe House.

Mrs Jean Dyer
Tenants Panel Member, 

Victoria Street.

Mrs Diane Stenner
Tenants Panel Member, 

North Street.

Ms Jane Barrett
Tenants Panel Member, 

Raymond House.

Mrs Kathryn Cook
Tenants Panel Member, 

Victoria Street.

Mr Leslie Winters
Tenants Panel Member, 

The Hawthornes.

Mr Alan Lockey
Tenants Panel Member, 

Edgeware Road.

Mr John Johnson
Tenants Panel Member, 
High Street, Staple Hill.

Mr Terry Oaten
Tenants Panel Member, 
New Cheltenham Road.

Mrs Eileen Kingston
Tenants Panel Member, 

North Street.

Nigel Hanmore
Tenants Panel Member, 

Gladstone Court.

Mrs Jane Hobbs
Tenants Panel Member, 

Grantham House.
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Terry Oaten
Board Member 

Born in Bristol during an air raid in 1940. Served a 

5 year apprenticeship in the construction industry 

and was awarded a Gold medal in the final City and 

Guilds craft exams.

I moved into my current flat in 1993 a few years 

after first becoming a KBHA tenant in a bedsit.

After I retired I became a member of the tenants 

panel, it was then I began to appreciate the amount 

of work that all the friendly staff put in to make 

KBHA the success it is. 

In 2019 I had the opportunity to become a Tenant 

Member on the Board. Once again I have been 

amazed by the amount of time and effort they 

freely give to keep KBHA running smoothly and 

keeping a roof over our heads. Thank you all.

My interest now is the garden here and I’ve spent 

many happy hours over the years pottering around 

out there come rain or sunshine.

Jane Barrett 
Tenants Panel Member

I have lived at Raymond House for over 7 happy years.  

I have a ground floor flat which I share with my cat 

Prim. Gardening gives me great pleasure and I enjoy 

both plunging my hands into the soil or just sitting 

in my garden reading!! I grow flowers and vegetables 

which I share with my wonderful neighbours.

In my previous life I was a Homecare Assistant in 

the community for many years and then worked 

for an insurance broker firstly in their UK and then 

International Healthcare departments.

I have 5 grandchildren whom I enjoy spending time 

with. I am a member of Grace Church in Downend 	

and enjoy being involved in Church events.

I look forward to being a member of the Tenants Panel 

and serving my fellow tenants.

Patricia O’Driscoll
Board Member

It has been four years since I left my post as Housing 

Manager with Kings Barton Housing Association 

in September 2017 and then joined the Board as 

a Member. Over this period it has been rewarding 

to see how the Association has progressed and 

moved forward. I realise it was a little time ago now 

but nevertheless very pleasing to finally see the 

completion of the Grantham Road scheme (now 

known as Kings Barton Court) and I was fortunate 

enough to pay a visit to see one of the new flats prior 

to letting and speak to one resident who seemed very 

satisfied with the outcome. I thought the flat which 

I inspected was finished to a very good standard 

and it felt good that Kings Barton was fulfilling part 

of its role as a housing provider again. All too often 

now we are seeing new houses to buy springing up 

everywhere, even in places you would not think 

possible, but it is unfortunately not the same in 

regards to social housing for rent – we can only hope 

matters will change for the better in the future.

When Steve arrived, he suggested the Association 

might consider setting up a second sub-committee 

in addition to the Development Sub-Committee, 

which could oversee the finance and audit side of 

the Association’s business. I am pleased to say the 

Board approved the suggestion and I am now one 

of the Board members to serve on it. I am enjoying 

continuing to work on a voluntary basis for Kings 

Barton as well as my role as Governor of a local 

Special Needs School and more latterly as Trustee on 

the South Gloucestershire Citizens Advice Board.

Over the past eighteen months, the world has 

changed for all of us and in spite of the challenges 

which covid has brought to our doorstep, the 

Kings Barton Team which to me comprises the 

staff, residents, contractors and board members 

have all played our part in making things work in 

trying times. In particular I thank residents for their 

forbearance and Steve and his staff for ensuring we 

were able to provide the best services possible in very 

difficult circumstances.  
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