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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

Finance Officer

(part-time)

Cynthia joined the Association 

in 1991 as a Secretary and has 

changed roles from Senior 

Housing Officer to become

the Finance Officer from

April 2022.

Carly Cox 

Housing Officer

(part-time)

Carly became a Housing Officer 

in April 2022, having joined the 

Association in January 2021

as the Administration and 

Finance Officer. Carly has recently 

completed her level

3 Certificate in Housing.
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Rose King  

Assistant Housing Manager

(part-time)

Rose has been working in Social 

Housing locally for over 15 years 

in a variety of roles, including 

Income, Lettings and Housing 

Management and is a Chartered 

member of the Chartered Institute 

of Housing. She joined KBHA at 

the start of the summer.

Raj Nar

Administration and

Finance Officer

(part-time) 

Raj replaced Carly in May 2022

and has over 20 years’ experience 

from the financial industry

and recently a property 

maintenance company. 
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Foreword
By Derek Brewer
Chair of the Association

This has all come about following the dreadful Grenfell 

Tower fire. The Bill requires social landlords to give tenants 

information relating to their accommodation, facilities or 

services under a kind of Freedom of Information Act style 		

but we already do this anyway.

We are currently sending out our new satisfaction survey 

based on the requirements in the Bill. It is going out to 

every household and contains 27 questions. There will be a 

prize draw for completed returns (3 prizes of £25 shopping 

vouchers). The Tenants’ Panel were consulted about the 

questionnaire and whether it should be carried out in-house 

or through an external consultancy and it was agreed to be 

done in-house. 

There have been many changes in regulation over the years 

and expectations for tenant involvement, however we are 

proud of our Tenants’ Panel and various other methods of 

involving tenants in decisions affecting their homes and sites. 

The Together with Tenants Charter from the NHF provides a 

format to build on the work we are already doing to increase 

tenant involvement. We also have three tenants on our board.

This year we have to produce a new Business Plan for the 

association. To this end we held a half-day ‘awayday’ to discuss 

matters. We will be changing the style and presentation of it 

and will finalise it in January. Our income is reduced this year 

partly because of keeping five flats at Coombe House empty 

for a long time awaiting their refurbishment. Also this year we 

issued a completely revised residents’ handbook. 

Earlier in the year we had a staffing review exercise conducted 

by a working group of board members. It concluded new pay 

grades for some existing staff and the recommendation of 

creating two new posts, one of which was an assistant housing 

manager.  With many legislative and regulatory changes, we 

have to do more in managing our existing properties, with all 

the inevitable extra paperwork entailed. But I am sure we now 

have the staffing complement to carry out all this successfully. 

In the social housing world there has recently been much focus on tenants’ rights, involvement and 
participation. There is the Social Housing Regulation Bill which is currently going through the House 
of Lords. The Bill gives the Social Housing Regulator powers to inspect at 48 hours’ notice and to issue 
performance improvement plan notices to underperforming landlords. It also gives the Housing 
Ombudsman more involvement in this regard.
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Income and Expenditure Account for the year ending 31 March 2022

2022
£

2021
£

2020
£

2019
£

2018
£

Turnover Continuing Activities 729,600 711,408  693,680  699,351  692,581 

Expenditure

Direct Property Management Costs -241,849 -201,384 -251,362 -225,890 -237,076 

Administrative Costs -147,327 -125,583 -158,176 -113,390 -119,959 

Operating Costs 389,176 329,344  409,538  339,280  357,035 

Operating Surplus 340,424 382,064  284,142  360,071  335,546 

Interest receivable 78 655  2,894  2,096  313 

Interest payable -52,950 -61,588 -72,479 -66,573 -67,185 

Retained Surplus on ordinary activities 287,552 321,131  214,557  295,594  268,674 

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

Closing Revenue Reserve 5,435,916 5,148,364  4,827,233  4,612,676  4,317,082 

Accounts

Summarised Balance Sheet as at 31 March 2022 

2022
£

2021
£

2020
£

2019
£

2018
£

Tangible Fixed Assets Housing Properties 7,210,081 7,139,826  6,958,637  6,661,723  6,629,585 

Other Fixed Assets 20,342 21,602  22,897  24,230  25,619 

7,230,423 7,161,428  6,981,534  6,685,953  6,655,204 

Current Assets 855,634 726,094  759,099  961,318  545,297 

Creditors due within one year -116,728 -118,986 -157,656 -164,852 -139,363 

Net Current Assets 738,906 607,108  601,443  796,466  405,934 

Total Assets less Current Liabilities 7,969,329 7,768,536  7,582,977  7,482,419  7,061,138 

Creditors due after more than one year -2,533,357 -2,620,116 -2,755,688 -2,869,688 -2,744,007 

5,435,972 5,148,420  4,827,289  4,612,731  4,317,131 

Total Association Funds
Capital and Reserves 5,435,972 5,148,420  4,827,289  4,612,731  4,317,131 

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.



To help understand these figures, the key details show 

the association received £729,600 income from rents 

and spent £389,176 from revenue, which left a surplus of 

£287,552 after the interest received and interest paid on 

loans less interest received is taken into account, a total of 

£52,872. In addition, £118,075 was spent on major property 

improvements. The chart below shows how the money was 

spent, with repairs and improvements to properties taken 

together again being the largest area of spend. 

The surplus of £287,552 was partly used for the £118,075 

of property improvements and completion of the build at 

Kings Barton Court, while the rest will be saved for future 

improvements to properties or new properties.

Works to properties during the year
It was a busy year carrying out works to properties, with 

£240,806 spent. The breakdown shows the following:

In the current year we have already replaced the roof at 

Forest/Chase House in Staple Hill and completed a show 

flat at Coombe House, as well as final preparations for major 

improvements at Coombe House, due to start early in the 

new year.

The figures included in the previous page are taken from the audited accounts and show the 
income and expenditure for the year.  
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How the
Money is Spent

By Steve Rafferty, Housing Manager

£ %

Repairs/improvements to properties 122,731 22

Costs of Services to properties 71,971 13

Depreciation on properties 47,147 9

Insurance on properties 16,684 3

Staff Salaries 64,403 12

Audit and accountancy 19,890 4

Office and other costs 33,434 6

Legal and professional costs 10,983 2

Finance - Interest on Loans 52,872 10

Sub total 440,115

Major works - capital 104,903 19

Total 545,018 100

£ %

Windows and doors at 
The Hawthornes 88,054 37

First payments for the lift at
Coombe House 16,849 7

Final payments for 
Kings Barton Court build £13,172 5

Day to day repairs 66,327 28

Cyclical maintenance 35,865 15

Major Repairs 20,539 8

Total £240,806

Main
Expense

Categories

Works
to

Properties



In January 2022 the Asset Management Strategy and 

Action Plan were presented to the Board and set out the 

priorities for maintaining and improving all properties. The 

strategy has pulled together information form all sources, 

to highlight the condition of key components within the 

different properties, showing age, condition and expected 

timeframe for upgrade works. The most urgent works have 

also been assessed by Easton Bevins who are working with 

Kings Barton to complete major works. We will also need 

to consider the plans for decarbonisation and meeting 

government targets in relation to achieve net zero by 2050. 

The housing association sector is committed to improving 

insulation and moving towards “clean heat”, including 

electric heat pumps and decarbonised heat networks. 

Improving the energy performance of our properties is also 

a requirement, to achieve EPC ratings of at least a C in the 

next few years. We are on track to achieve this by 2028, or 

sooner if needed. See page 5 for further details of the Asset 

Management Strategy.

The major works at Coombe House are taking shape, with 

the Victorian building (6 flats) plans and specification 

ready to be tendered for works to start early 2023. The lift 

has been replaced this summer, a show flat was completed 

to include additional insulation, new heating system, 

new windows and front door, as well as new kitchen and 

remodelled bathroom with shower. The works set the 

template for other flats in the block and the additional 

insulation will keep heating costs down. Consultation with 

other residents will take place to determine preferences 

when work begins in the other flats.

The year also saw the windows and patio doors being 

replaced at most of the flats at The Hawthornes, with 

consultation taking place with individual residents prior 

to the works starting. Installing showers in properties is 

becoming a priority for many residents who may struggle to 

use baths, and due to showers becoming a preferred option 

compared to baths for many. A budget has been included 

for the current year to continue this work to many other 

properties, prioritising those in greatest need.

Kings Barton has also looked at staffing arrangements in 

view of the increasing workload and to meet regulatory 

requirements. Board members and staff took part in the 

review, to identify where changes needed to be made to 

existing staff roles and responsibilities. The board approved 

a proposal in January 2022 to increase staffing numbers 

from 2 full time equivalents to 2.9. This allowed a new 

structure to be introduced and now consists of 6 part time 

members of staff, including a new post of Assistant Housing 

Manager and a new Finance Officer role. Recruitment has 

taken place and all positions were filled earlier this year, see 

inside cover for new staffing structure.

The country has seen further significant changes which will 

impact Kings Barton in the coming years, including rising 

inflation, utility bills and other costs increasing rapidly, 

as well as the war in Ukraine. The priority in the coming 

months will be to update the Business Plan to ensure we 

are clear about what works can be achieved within budgets 

and existing resources, as well as looking at the potential for 

new developments. 
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Looking back over the period April 2021 to March 2022, the association has seen progress in many areas 
and starts the current year in a strong position to be able to deal with the challenges we are due to face in 
the coming years.

Housing Manager’s
Comments
By Steve Rafferty
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Asset Management
Strategy 

The strategy provides an updated profile of the properties 

(assets) owned by Kings Barton and the key features/

condition, as well as the wider context of meeting legislation 

and regulation requirements. It is acknowledged that 

components within a property have an estimated life, for 

example 30 years for windows. Plans need to consider the 

information we have, condition reports and plan to carry out 

replacement or improvement of the key components.

In addition, the decarbonisation targets should also be 

factored into the planned works and health and safety 

requirements. 

“The government has set a legally binding target for the UK 	

to reduce carbon emissions to net zero by 2050.”

Work is underway to begin to meet these targets, starting 

with a focus on insulation and improvements to Energy 

Performance Certificates. There were 14 properties that were 

below the target of level C when the strategy was written and 

that has been reduced by 1 already. Plans are in place for a 

further 3 properties in 2023 and the remaining properties will 

be improved between 2023 and 2028, with full consultation 

with residents affected. 

Heating and hot water systems will need to be considered in 

the coming years, with 87% of properties currently have gas 

boilers, which will need to be replaced in line with government 

targets. We will research the most effective solutions and best 

practice in the sector to make decisions at the right time for 

Kings Barton, when change is needed.

An action plan will be presented to the board each year 

to identify which properties will require upgrades and 

improvements and the Business Plan will set out how we will 

meet these requirements within existing resources.

“Asset Management is the range of activities undertaken to ensure the housing stock meets the 
needs and standards, now and in the future.”

AreaArea AddressAddress AgeAge No. of propertiesNo. of properties No. of blocksNo. of blocks

KingswoodKingswood Coombe HouseCoombe House 1971/19851971/1985 2828 11

Grantham HouseGrantham House 1977/20111977/2011 1717 22

Grantham RoadGrantham Road 19861986 77 11

Kings Barton CourtKings Barton Court 20202020 44 11

New Cheltenham RoadNew Cheltenham Road Acquired 1979Acquired 1979 22   

Moravian RoadMoravian Road Acquired 1974Acquired 1974 11   

Staple HillStaple Hill Gladstone CourtGladstone Court 20012001 2020 33

Victoria StreetVictoria Street 1986/20111986/2011 1616   

Edgeware RoadEdgeware Road 20172017 1212 22

High StreetHigh Street 19841984 88 22

The HawthornesThe Hawthornes 1990/911990/91 2424 66

DownendDownend North StreetNorth Street 20042004 88   

TotalsTotals 147147 1818
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Board Members

Derek Brewer – Chair
Profession: Tutor and 

academic support worker.
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.

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.

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

of the Tenants Panel.

Alan Lockey
Became a Tenant Member 

in July 2022 and also a member 
of the Tenants Panel.
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Tenants Panel
We are pleased to welcome Adele Marks of Coombe House in recent months. It has been great 
to resume meetings this year and thanks go to all existing members who continue to provide 
valuable feedback in the last year.  

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.

Mr Nigel Hanmore
Tenants Panel Member, 

Gladstone Court.

Mrs Jane Hobbs
Tenants Panel Member, 

Grantham House.

Ms Adele Marks 
Tenants Panel Member, 

Coombe House.



Code of Governance 
Kings Barton is a housing association registered with the Regulator 

of Social Housing and needs to meet the regulatory framework set 

by it. This framework is made up regulatory requirements, codes 

of practice and regulatory guidance. In addition, Kings Barton is a 

member of the National Housing Federation (NHF) who provide 

support to housing associations in meeting the requirements. 

Governance is a key aspect of the work of a housing association, to 

ensure the effective management and decision making by the board. 

A recent version of the Code of Governance was produced by the 

NHF and considered by the board in July. It was concluded that Kings 

Barton supports the code, however as a small housing association 

there were many areas that did not fully apply. It was agreed to carry 

out a review of current arrangements against the code and make 

any changes necessary, however we will not adopt the NHF Code of 

Governance at this time, but will be working towards it.
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I have lived in Edgeware Road since April 2017, when I 

moved to the area from Reading. I relocated for health 

reasons and to be near my daughter in Brislington. I enjoy 

living here as the rear garden is great and as the flats are in a 

cul-de-sac it makes it very quiet.

I have always been interested in housing. In the 90s I was 

a member of the Reading Shelter group when we helped 

many people at the bottom of society. My late wife 

worked for the council and often liaised with the housing 

department, together we would discuss 	any problems.

I am now retired, but in my life, I have worked in a 

warehouse, sales, driving and been self-employed. My 

hobbies are reading, walking in countryside and keep-fit. I 

attend exercise class once a week and work in a charity shop. 

I am delighted to be elected to the board and I consider my 

experience in life will help to make very important decisions 

in the future of Kings Barton.

Alan Lockey 
New Board Member

My name is Adele, I am 71 and live at Coombe House. 

I’ve been living here for about 15 years. I have seen a lot 

of changes in the past 15 years and with more to come 

in the next year with major work being done on the old 

house, I can’t wait to see what it looks like when finished.

My hobbies are gardening and sport especially football 

and rugby. My neighbours can probably hear me shouting 

especially when England are playing (sorry neighbours)!!

It’s like one big “family” here, most of the neighbours 

look out for each other which is wonderful, long may 	

it continue.

Adele Marks 
NewTenant Panel Member 



5 Moravian Road, Kingswood, Bristol  BS15 8LY

Telephone  0117 961 1171

Email  info@kingsbarton.co.uk

www.kingsbarton.co.uk

Opening hours 9am-12.30pm Monday to Friday
Image: 
Kings Barton Court
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