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Choices Housing Association Limited
Year ended 31 March 2023

Reportt of the Board

Introduction

The board presents its report and the audited financial statements of Choices Housing Association Limited (the
Association) for the year ended 31 March 2023. 'The Board is a coterminous Board with that of the parent
Company, the Wrekin Housing Group Limited.

The Association is a wholly owned subsidiaty of the Wrekin Housing Group Limited, a Co-opetative and
Community Benefit Society (registration number: 8067).

Strategic Plan 2020-2025

The parent company, The Wrekin Housing Group launched its Strategic Plan for the period from 2020 to 2025
in 2019/20 and reviewed and refreshed its vision and values, following a comprehensive consultation exercise
with customers, stakeholders and staff.

The group’s vision is straightforward: Making a difference to people’s lives.

That vision is driven by out core values:

¢ TInspire positive change
o We embrace innovation
o We ate not afraid to go the extra mile to provide even better services

* Eyeryone matters
o People are at the heart of out team and evety team member across the whole comimunity counts

s  Communicate cleatly
0 We respect colleagues and customers while recognising the importance of open conversations

¢ Grow together
0 We support each other and take pride in our collective success

As an active subsidiary within the Group, Choices embraces the vision and values within the Group’s strategic
plan. The detailed strategic plan 2020-2025 sets out seven main objectives that indicate the focus of the Group’s
activities over the five-year period. Fach pillar is underpinned by a number of deliverables that will need to be
completed if the Group is to achieve those objectives. The seven “pillars” of the plan, togethet with the related
deliverables, are sct out in the Group’s financial statements, along with an assessment of proggess to date against
each one. Details of all objectives are presented within the financial staterments of the patent company The
Wrekin Housing Group Limited. The objective that is most relevant to Choices is detailed below:

Objective 1 of the plan is Care and Suppott as detailed below:

Objective 1~ Care and Support
We will develop business models of care and support to create a bold and innovative service
provision
o Only provide care services whete we can ensure best quality and meet existing setvice user
needs
o Ensute a stable future for our learning disability cate homes by exploring supported housing
for people with learning disabilities, consolidating our portfolio
o Develop a road map to 2025 on our role in care, with a strategic review to inform the Board
on future care risks and opportunities.
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Principal Activity and Business Review

The principal activity of Choices is the provision of registered care and supported housing for adults with a
learning disability. In addition, Choices operates a dementia care unit offering both segistered care and nursing
beds and a domiciliary care service which delivers care to tenants of the Group’s ‘ShireLiving’ Fxtra Care schemes
and to other tenants who live in both Choices and Wrekin Housing Group properties.

All services are delivered in the Staffordshire and Shropshire ateas. At the end of the financial year the
Association operated:

» 12 learning disability registered care homes (66 beds)

» 11 learning disability supported housing schemes (77 beds/apartments)
e A domiciliary care service to 219 customers (1,915 hours per week)

e A dementia care unit (Limewood) (59 beds)

Choices is committed to providing quality services in all its care and support activities which are tegulated by the
Care Quality Commission. During 2020/21 the Board reviewed its business wide apptoach to Care and Support
and approved a new cohesive strategy which created an ambition to merge the range of different Cate and
Suppott services, and the teams employed to support them, into a single Care and Suppott portfolio. This review
continued throughout 2022/23.

Of the 13 schemes managed by Choices Housing Association, 12 hold the CQC rating of Good (service is
petforming well and meeting expectations) and one holds the CQC rating of Outstanding (service is petforming
exceptionally well).

In terms of other safeguarding issues, although there were a number of repottable incidents in 2022/23, none
tesulted in prosecutions, improvement notices, or wider-ranging safeguarding investigations and there were no
Duty of Candour breaches during the year.

Throughout 2022/23 Choices continued to face difficulties in recruiting specialist nursing staff and the
uncertainties over future commissioning of learning disability care services, During 2021/22 the Board took the
decision to review the delivety of dementia cate and learning disability tepisteted care within Choices Housing
Association to ensute that the financial and operational risks associated with those areas of work are effectively
managed,

During 2022/23 Limewood Dementia Cate unit continued to suffer a high rate of void loss as it struggled to
tecruit those specialist staff required. In February 2023 two local care homes were closed and as a result many
of those residents moved into Limewood. As these residents were not at the higher end of care support needs,
they could be accommodated within the existing staffing structure.

As past of the overall review and given the difficulties faced in rectuiting specialist dementia care nurses, the
Boatd took the decision to seek a purchaser for the Limewood Dementia Care Usit to easure that its customers
received the specialist care services they required. On 14 June 2023 contracts were exchanged with a private
registered provider. Completion is expected within 12 weeks of exchange.

The review of the provision of learning disability registered care continues and vatil its completion the parent
company, Wrekin Housing Group Limited, will provide ongoing support as necessary.

"The overall result for the period to 31st March 2023 is a deficit position of £2.876m (2022: deficit £1.353m),

Throughout the yeat, revenue grants amounting to £52k have been received from the Wotkforce Development
Tund administered by the Department of Health and Social Care to assist with the costs incurred telating to
tecruitment and retention of specialist care staff,

The domiciliary care business stream produced a deficit before overheads of £146k against an anticipated surplus
of £286k. An element of this variance was due to the delayed opening of the new Extra Care scheme,
Springwood in Shifnal. Duting the year there was also a reduction in cate delivery services as a result of tenancy
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changes and the consequent vasiations in the individual care needs of each resident. Additional loss of income
was as a tesult of some users, whose non-essential care packages wete paused during the peak of the Covid-19
pandemic, choosing not to restart those packages.

The leatning disability care home business stream generated a surplus of £318k and the 11 leatning disability
supported housing schemes generated a surplus of £210k.

Limewood Dementia Care Scheme delivered a deficit of £1.482m for the year as the ongoing difficulties in
recruiting specialist dementia nursing staff placed a greater reliance on expensive ageacy staff. Void levels
rermained higher than anticipated as staffing was not ar a sufficient level to meet high care need residents.

Quality and Performance

As at 31 March 2023, all 13 registered care locations (12 registeted cate homes and Limewood Dementia Care
Unit) had achieved an ovesall ‘good” rating from the cate regulator, The Care Quality Comtmnission (CQC), with
one care home achieving overall ‘outstanding’. This meant that 12 of the 13 (92.3%) were rated as good and 1
outstanding (7.7%). These ratings wete unchanged from the position at 31 March 2022. The CQC national
average rating as published on their website for July 2022 is 79% good and 5% outstanding therefore Choices is
cutrently above the national average. The individual ratings for each cate home, together with the full CQC
reports, can be accessed via the CQC website.

Our own internal quality and petformance processes temain robust in ensuring high levels of compliance against
the regulations and maintaining high levels of quality. Our Petformance and Compliance Managers (PCMs) work
closely with the families of service users to ensure people’s needs are being met and this is further sttengthened
by the use of specialist external third-party auditots.

PCMs report ditectly to the Head of Care Operations and compliance reports are compiled following every
inspection visit made by a PCM. An annual improvement plan is formulated on the basis of the internal and
external inspections performed.

Regulatr petformance and compliance updates ate given to the board in order to provide assurance. The
measures used within these reports ate to a large extent framed around CQC Key Lines of Eaquiry measutes.

Board Members

All board appointments ate made based on the succession plan and a skills audit of board members in order to
strengthen the range of skills and expetience of the board. All board members are appraised by the chair on an
annual basis,

The board members who served during the year and to the present date are set out on page 1.

Board Membership Indemnity

The Association has insurance policies in place which indemnify its board members and executive ditectors
against liability when acting for the organisation.

Health and Safety

The otganisation’s health and safety performance and processes remain robust and continue to benefit from the

close working relationships with the health and safety consultancy at Wrekin Housing Group.

There have been no ptosecutions or notices served by the HSE or local authorities.
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Finance
The Association’s financial petformance in 2022/23 has resulted in a deficit of £2.876m (2021/22: deficit
£1.353m}.

Choices’ financial circumstances remain unusual within the sector in that it has no borrowing, This means that
it does not have to meet financiat loan covenants or manage the tisk of revisions to terms and conditions. Income
detived from investments remains compatatively low, but cash deposits are prudently invested in accordance
with a robust treasury management policy, suppotted by independent treasury advisors.

Value for Money

Choices is not required to publish its own regulatory value for money mettics as its data is included in the metrics
published in the consolidated accounts of The Wrekin Housing Group Limited (CCBS: 8067). Choices temains
patt of that group for narrative reporting purposes.

Tangible Assets
Details of changes in fixed assets ate given in notes 10, 11, and 12 of the financial statements.

NHF Code of Governance

The board confirms that, having adopted the NHF Code of Governance (2020) in Apsil 2021, the Association
complies with the requirements of that code.

The board recognises its responsibilities for ensuring that arrangements ate made for keeping propet books of
account with respect to the company’s transactions and its assets and liabilities and for maintaining 4 satisfactory
system of internal controls over the company’s books of account and transactions and hence for taking
reasonable steps for the prevention and detection of fraud and other itregularities.

The board is satisfied that thete are appropriate arrangements in place with respect to its transactions, assets and
liabilities and that there is a satisfactory system of internal control in place to prevent and detect fraud and other
itregularities.

The parent company, The Wrekin Housing Group Limited, remains compliant with the Regulator of Social
Housing’s Governance and Financial Viability Standard and other regulatory requirements as established by the
Regulator of Social Housing, including compliance with all aspects of law. The boatd further confirms that the
Group has complied with the requirements of the Social Housing Regulator Governance and Financial Viability
Standard, currently holds a G1 /V2 rating and has the required register of assets and liabilities in place.

Covid-19

Despite the pandemic posing many difficult challenges across all of our Cage and Support Setvices (both
regulated and non-regulated), our track record in managing and controlling those risks aand impacts has been
excellent (in compatison to national averages used to monitor pandemic impacts across the sector). During the
year there were several outbreaks at vatious locations where the same stringent controls were re-introduced.

Going Concern

After making enquiries the board has a reasonable expectation that the Association has adequate resources to
continue in operational existence for the foreseeable futute, being a period of at least twelve months after the
date on which this report and financial statements are signed. In making this assessment the Board have actually
considered the petiod to 30 September 2024.

Duting 2021/22 the Board began a review of the delivery of dementia care and leasning disability registered care
within Choices and that review continued duting 2022/23. The Board took the decision to seek a putchaser for
the Limewood Dementia Care Unit and on 14 June 2023 contracts were exchanged with a private registered
provider, Completion is expected within 12 weeks of exchange. The review of learning disability registered care
is still ongoing and, until its completion, the parent company, Wiekin Housing Group Limited, will provide
ongoing suppott as necessary, This support will be in the form of managing operating cashflows and the
provision of an inter-company loan. The loan will be in the sum of £1.6m for a period of three yeats with a bullet
repayment at the end of year 3. To further support Choices financially, the loan is at a zero rate of interest.

Fot the above reasons, the Board continue to adopt the going concern basis in the financial statements.
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Financial Instruments
The Association does not have any abnormal exposure to price, credit, liquidity and cash flow risks atising from
its trading ot investment activities.

Charitable Donations
During the year the Association made no charitable donations.

Annual General Meeting

"The annual general meeting will be held on 27 September 2023 at The Wrekin Housing Group, Colliers Way,
Oid Park, Telford, TF3 4AW.

The report of the board was approved by the board on 13 September 2023 and signed on its behalf by:

an Lycett
Company Sectetary
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Statement of responsibﬂities of the Board

Statement of the tesponsibilities of the board for the report and financial statements

The boatd is tesponsible for prepating the report and financial statements in accordance with applicable law
and regulations.

Co-operative and Community Benefit Society legislation requires the board to prepare financial statements for
each financial year. Under that law the board has elected to prepate the financial statements in accordance with
United Kingdom Generally Accepted Accounting Practice (United Kingdotn Accounting Standards and
applicable laws), including FRS102 The Financial Reporting Standard applicable in the United Kingdom and
Republic of Ireland. Under the Co-operative and Community Benefit Society legisiation the board must not
approve the financial statements unless they are satisfied that they give a true and fair view of the state of affairs
and sutplus or deficit of the association for that period.

In prepating these financial statements, the board members are required to:

o select suitable accounting policies and apply them consistently;

e make judgments and accounting estimates that are reasonable and prudent;

e state whether applicable UK Accounting Standards and the Statement of Recommended Practice
(SORP) Accounting by Registered Housing Providers 2018, have been followed, subject to any
material departures disclosed and explained in the financial statements; and

e prepare the financial statements on the going concern basis unless it is inapptropriate to presume that
the association will continue in business.

The board is responsible for keeping proper accounting records which disclose with reasonable accuracy at any
time the financial position of the association aad enable it to ensute that the financial statements comply with
the Co-operative and Comtmunity Benefit Society Act 2014, the Housing and Regeneration Act 2008 and the
Accounting Ditection for Private Registered Providers of Social Housing (April 2022). Itis also responsible
for safeguarding the assets of the association and hence for taking reasonable steps for the prevention and
detection of fraud and other irregularities.

The boatd ate responsible for the maintenance and integtity of the corporate and financial information included
on the association’s website. Legislation in the United Kingdom governing the preparation and dissemination
of financial statements may differ from legislation in other jurisdictions.

The statement of responsibilities offfhe board was approved by the boatd on 13 September 2023 and signed
irs.behalf by

Desmond Hudson
Chair
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Independent auditot’s teport to the members of Choices
Housing Association Limited

Opinion

We have audited the financial statements of Choices Housing Association Limited (the Association) for the
year ended 31 March 2023 which comptise the Statement of Comprehensive Income, the Statement of Changes
in Resetves, the Statement of Financial Position and the notes to the financial statements, including a summary
of significant accounting policies in note 2. The financial reporting framework that has been applied in their
preparation is applicable faw and United Kingdom Accounting Standards, including FRS 102 “The Financial
Reporting Standard applicable in the UK and Republic of Ireland” (United Kingdom Generally Accepted
Accounting Practice).

In our opinion, the financial statements:

e givea true and fait view of the state of the Association’s affairs as at 31 March 2023 and of the Association’s
income and expenditute for the year then ended;

e have been propetly prepated in accordance with United Kingdom Generally Accepted Accounting
Practice; and

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

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and
applicable law. Our responsibilities under those standards are futther described in the Auditot’s respoasibilities
for the audit of the financial statements section of out repost. We are independent of the Association in
accordance with the ethical requitements that are relevant to our audit of the financial statements in the UK,
including the FRC’s Bthical Standard, and we have fulfilled our other ethical responsibilities in accordance with
these requirements. We believe that the audit evidence we have obtained is sufficient and appropriate to provide
a basis for our opinion.

Conclusions telating to going concern
In auditing the financial statements, we have concluded that the Board’s use of the going concern basis of
accounting in the pteparation of the financial statements is appropriate.

Based on the wosk we have performed, we have not identified any matetial uncertainties relating to events or
conditions that, individually or collectively, may cast significant doubt on the Association’s ability to continue
as a poing concern for a period of at least twelve months from when the financial statements are authorised
for 1ssue.

Out responsibilities and the responsibilities of the Board with respect to going concern are desctibed in the
relevant sections of this report.

Other infopmation

have performed, we conclude that there is a material misstatement of this other information, we are required to report
that fact. The othet information comptises the information included in the annual report, other than the
financial statements and out Auditor’s report theseon. The Board is responsible for the other information. Our
opinion on the financial statements does not cover the other information and, except to the extent otherwise
explicitly stated in out report, we do not express any form of assurance conclusion thereon.

I connection with our audit of the financial statements our respoasibility is to read the other information and,
in doing so, consider whether the othet information is materially inconsistent with the financial statements ot
our knowledge obtained in the audit or otherwise appeats to be materially misstated. If we identify such matetial
inconsistencies or appatent material misstatements, we are requited to determine whether there is a matetial
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misstatement in the financial statements or a material misstatement of the other information. If, based on the
work we

We have nothing to report in this regard,

Matters on which we ate requited to report by exception

We have nothing to repott in respect of the following matters in relation to which the Co-operative and
Community Benefit Societies Act 2014 or the Housing and Regeneration Act 2008 tequires us to report to you

if, in our opinion:

e the Association has not maintained a satisfactory system of control over transactions; or

the Association has not kept adequate accounting records; or

the Association’s financial statements are not in agreement with books of account; ot

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

Responsibilities of the Board

As explained more fally in the Statement of Boatd’s Responsibilities set out on page 7, the Board is responsible
for the preparation of the financial statements and for being satistied that they give a true and fair view, and
for such internal control as the Board determines is necessaty to enable the preparation of financial statements
that are free from material misstatement, whether due to fraud or error.

In prepating the financial statements, the Board is responsible for assessing the Association’s ability to continue
as a poing concetn, disclosing, as applicable, matters related to going concetn and using the going concern basis
of accounting unless the Board either intends to liquidate the Association ot to cease operations, ot have no
realistic alternative but to do so.

Auditor’s responsibilities for the audit of the financial statements

Our objectives ate to obtain reasonable assurance about whether the financial statements as a whole are free
from material misstatement, whether due to fraud or error, and to issue an Auditor’s report that includes our
opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in
accordance with ISAs (UK) will always detect a material misstatement whea it exists. Misstatements can atise
from fraud or error and are considered material if, individually ot ia the aggregate, they could reasonably be
expected to influence the economic decisions of users taken on the basis of these financial statements.

A further description of our tesponsibilities for the audit of the financial statements is located on the Financial
Reporting Council’s website at www.frc.ore.uk /auditorsresponsibilities. This description forms part of our
auditot’s report.

Extent to which the audit was considered capable of detecting irregularities, including frand

We identify and assess the tisks of material misstatement of the financial statements, whether due to fraud ot
error, and then design and perform audit procedutes responsive to those risks, including obtaining audit
evidence that is sufficient and appropriate to provide a basis for our opinion.

Tn identifying and addtessing tisks of material misstatement in respect of irregulatities, including fraud and
non-compliance with laws and regulations, our procedures included the following:

»  We obtained an understanding of laws and regulations that affect the Association, focusing on
those that had a direct effect on the financial statements or that had a fundamental effect on its
operations. Key laws and regulations that we identified included the Co-operative and Community
Bencfit Societies Act, the Statement of Recommended Practice for registered housing providers:
Housing SORP 2018, the Housing and Regeneration Act 2008, the Accounting Direction for
Private Registered Providets of Social Housing 2022, tax legislation, health and safety legislation,
and employment legisiation.
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»  We enquired of the Board and reviewed cotrespondence and Boatd meeting minutes for evidence
of non-compliance with relevant laws and regulations. We also reviewed controls the Board have
in place, where necessaty, to ensure compliance.

¢ We gained an understanding of the controls that the Board have in place to prevent and detect
fraud. We enquired of the Boatd about any incidences of fraud that had taken place during the
accounting period.

e The risk of fraud and non-compliance with laws and regulations and fraud was discussed within
the audit team and tests were planned and petformed to address these risks, We wdentified the
potential for fraud in the following ateas: laws related to the construction and provision of social
housing, recognising the natute of the Assoclation’s activities and the fegulated nature of the
Association’s activities.

»  We reviewed financial statements disclosures and tested to supporting documentation to assess
cotpliance with relevant laws and regulations discussed above.

s We enquited of the Board about actual and potential litigation and claims.

*  We petformed analytical procedures to identify any unusual oz unexpected relationships that might
indicate tisks of material misstatement due to fraud.

» In addressing the risk of fraud due to management override of internal controls we tested the
appropriateness of journal entties and assessed whether the judgements made in making accounting
estimates were indicative of a potential bias.

Due to the inherent limitations of an audit, there is an unavoidable risk that we may not have detected some
material misstatements in the financial statements, even though we have propetly planned and performed out
audit in accordance with auditing standards. For example, as with any audit, there remained a higher risk of
non-detection of itregularities, as these may involve collusion, forgery, intentional  otmissions,
mistepresentations, or the overside of internal controls. We ate not responsible for preventing fraud ot non-
compliance with laws and regulations and cannot be expected to detect all fraud and non-compliance with laws
and regulations.

Use of out report

This report is made solely to the Association’s members, it accordance with section 87 of the Co-operative
and Community Benefit Societies Act 2014 and Section 128 of the Housing and Regeneration Act 2008. Out
audit wotk has been undertaken so that we might state to the Association those matters we are required to
state to them in an Auditor’s report and for no other purpose, To the fullest extent permitted by law, we do
not accept of assume responsibility to anyone other than the Association and the Association’s members for
our audit work, for this report, or for the opinions we have formed.

2ocvey o St

Beevet and Struthers Ose Express
Statutory Auditor: 1 Geotge Leigh Street
Manchester
M4 5DL

Date; tq_,\ﬂt llg
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Statement of comprehensive income

2023 2022
Note £2000 £7000
Tutnover 3 12,578 12,391
Operating costs 3 (15,452) (13,721)
Loss on disposal of other fixed assets - 9
Opetrating deficit 3,4 (2,874) (1,339
Interest receivable and similar income 5 12 -
Interest payable and similar charges 6 (14) {14)
Deficit before and after tax and total
comprehensive income for the year (2,876) (1,353)

The finapcial statemdjits wete approved by the Board on 13 September 2023 and wete signed on its behalf by:

Ol e ety

Board Member Board Member Company Secretary
Desmond Hudson Deborah Griffiths Jan Lycett

Statement of changes in resetrves

Income and

expenditure

Share Capital resetve Total

£2000 4000 £000

Balance as at 1 April 2021 - 4,268 4,268
Total comprehensive income for the year - (1,353) (1,353
Balance at 31 March 2022 - 2,915 2915
Total comprehensive income for the year - (2,876) (2,876
Balance at 31 Match 2023 - 39 39

The accompanying notes on pages 13 to 25 form part of these financial statements.
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Statement of financial position

Note 2023 2022
L2000 £7000
Fixed assets
Housing propetties 10 2,069 2,092
Other fixed assets 12 241 262
Total fixed assets 2,310 2,354
Cutrent assets
Debtots 13 542 1,025
Stock 14 11
Cash at bank and short term deposits 14 909 2,405
1,465 3,441
Creditots: amounts falling due within 15 (2,582) {1,712)
one yeat
Net current assets (1,117) 1,729
Total assets less cutrent liabilities 1,193 4,083
Creditors: amounts falling due after 16 (1,154 {1,168)
mote than one year
Net assets 39 2,915
Capital and reserves
Called up share capital 18 - -
Revenue reserves 19 39 2,915
Association’s funds 39 2,915

"I'he financial statements yiere approved by the Board on 13 September 2023 and were signed on its

Gy WW

Board Member Boatd Member Secretary
Desmond FHudson Debotah Griffiths Jan Lycett

The accompanying notes on pages 13 to 25 form part of these financial statements.
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Notes to the financial statements

Legal status

The Association is tegistered under the Cooperative and Community benefits Society Act 2014 and is a
registered housing association. The registered address of the Association is 1A King Street, Newcastle-
Under-Lyme, Staffordshire, ST5 1EN.

Accounting policies

Basis of accounting

The financial statements are prepared in accordance with UK Generally Accepted Accounting Practice
(UK GAAP) including Financial Reporting Standard 102 (FRS 102), the Housing SORP2018: Statement
of Recommended Practice for Registered Social Housing Providers and comply with the Accounting
Direction for Private Registered Providers of Social Housing 2022.

The Association is a public benefit entity in accordance with FRS102.

The financial statements are presented in sterling (L)

Disclosute exemptions
The accounts of Choices have adopted the following disclosure exemptions:

-the fequirement to present a statement of cashflows and related notes
-financial instrument disclosutes, inchuding:

¢ categories of financial instruments
e items of income, expenses, gains of losses relating to financial instruments, and
¢ exposute to and management of financial risks

These disclosures are included in the accounts of the parent company, The Wrekin Housing Group
Limited.

Going concern

After making enquiries the board has a reasonable expectation that the Association has adequate
resoutces to continue in operational existence for the foteseeable future, being a period of at least twelve
months after the date on which this report and financial statements are signed. In making this assessment
the Boatd have actually considered the period to 30 September 2024,

Whilst the Association completes the sale of the Limewood dementia Care Unit and the review of its
learning disability registered care provision, the patent company, Wiekin Housing Group Limited, will

provide ongoing support as detailed in the Report of the Board.

Yor the above reasons, the Board continue to adopt the going concern basis in the financial statements.
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Notes to the financial statements (continued)

Significant management judgements
The following ate the significant management judgements made in applying the accounting policies of
Choices that have the most sipnificant effect on the financial statements:

Impairment

At each reporting date fixed assets are reviewed to determine whether there is any indication that those
assets have suffered an impairment loss. If thete is an indication of possible impairment, the recoverable
amount of aay affected asset is estimated and compared to its cattying amount. If the estimated
trecoverable amount is lower, the carrying amount is reduced to its estimated recoverable amount, and
an impairment loss is recognised in the statement of comprehensive income.

Estimation Uncertainty

Information about estimates and assumptions that have the most significant effect on recognition and
measurement of assets, liabilities, income and expenses is provided below. Actual results may be
substantially different.

Useful lives of depreciable assets

Management reviews its estimate of the useful lives of depreciable assets at each reporting date based on
the expected utility of the assets. Uncertainties in these estimates relate to changes to decent homes
standards which may requite mote frequent replacement of key components.

Tutnover
Turnover represeats rents and revenue grants receivable and amounts invoiced in respect of the
provision of setvices and other income.

Rental income is recognised from the point when the properties under development reach practical
completion or otherwise become available for letting. Income from care activitics in units owned and
managed for others is recognised when the activities in question have been delivered under the
contractual arrangements with commissioning authorities, whete service users ate funded by such bodies,
ot individuals, where they pay for their own cate. Revenue grants are receivable when the conditions for
the receipt of agreed grant funding have been met. Charges for support services ate recognised as they
fall due under the contractual arrangements with administering authorities.

Housing propetrties

Housing propetties are principally properties for rent and are stated at cost less depreciation. Cost
includes the cost of acquiring land and buildings, development costs and expenditure incurred in respect
of improvements. Works to existing properties which replace a component that has been treated
separately for depreciation putposes, along with those works that result in an increase in net rental
income over the lives of the properties, thereby enhancing the economic benefits of the assets, are
capitalised as improvements.

Depreciation of housing properties

"The Association sepatately identifies the major components which comptise its housing properties and
charges depreciation so as to write down the cost of each component to its estimated residual value, on
a straight line basis, over its estimated uscful economic life.

The structural components of the Association’s housing properties arc depreciated over 100 yeats.
Freehold land is not depreciated.
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

The Association depreciates the other major components of its housing properties using the following
depreciable lives:

Roof 70 yeats
Boiler 15 years
Mechanical systems 30 years
Kitchens 20 years
Bathrooms 30 years
Windows and doors 30 years
Flectrics 40 years

Government grants

Government grants include grants receivable from Homes England, local authotities, and other
government organisations. Government graats received for housing properties are recognised in income
ovet the useful life of the housing property structure under the accruals model. Grant is allocated to the
land and structute components of the associated asset in proportion to their cost. Grant due from Homes
England or treceived in advance is included as a cutrent asset or liability.

Grant released on the sale of a propetty may be repayable but is nogmally available to be recycled and is
credited to a Recycled Capital Grant Fund and included in the statement of financial position in creditors.

If thete is no tequirement to recycle or tepay the grant on disposal of the asset, any unamortised grant
remaining within creditors is released and recognised as income in the statement of comprehensive
income,

QOther grants

Grants in respect of tevenue expenditure are recognised in income and expenditure over the same petiod
as the expenditure to which they relate, once reasonable assurance has been gained that the entity will
comply with the conditions and that funds will be received.

Pension costs

The Association operates a defined contribution pension scheme. Contributions payable to the
Association’s pension scheme are charged to the statement of comptehensive income as they become
payable in accordance with the rules of the scheme.

Value added tax

The Association’s main income streams are exempt for VAT purposes. The majotity of expenditute 1s
subject to VAT, which the Association is unable to teclaim. This expenditure is therefore shown inclusive
of VAT. VAT can be reclaimed under the partial exemption method for cettain activities, and this is
credited to the income and expenditure account.
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Choices Housing Association Limited
Year ended 31 Mavrch 2023

Notes to the financial statements (continued)

Othet tangible fixed assets

Depteciation is provided on a straight-line basis on the cost of other tangible fixed assets to write them
down to their estimated residual values over their expected useful economic lives. No depreciation is
provided on frechold land. The principal annual rates for other assets are:

Freehold property 2%
Leaschold property 10%
Office Fixtures and fittings | 10-25%
Scheme fixtures 33%

Corporation tax
The Association has been granted charitable status by HMRC and as such is not liable for corporation
tax on its charitable activities.

Operating leases
Rentals payable under operating leases are charged to the statement of comptehensive income on a
straight-line basis over the lease term.

Stock
Stocks are valued at the lower of cost and net realisable value, after making due allowance for obsolete
and slow-moving items.

Financial Instruments
All financial instrutnents have been classified as basic financial instruments. Basic financial insttuments
are secognised at amortised historical cost.

Debtors
Short term debtors are measured at transaction price, less any impaitment.

Creditors

Short term trade creditors are measured at the transaction price. Other financial liabilities, including bank
loans, are measured initially at fair value, net of transaction costs, and are measured subsequently at
amortised cost using the effective interest method.

16



Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

3. Turnover, operating costs and operating surplus / (deficit)

2023 2023 2023
Qperating  Operating
Tutnover costs deficit
L2000 £000 £7000
Income and expenditute from social housing
lettings
Supported Housing 4,489 (1,736) 2,753
Other Income and Expenditure
Cate activities 8,017 (13,716) (5,699
Other business activities 20 - 20
Other revenue grants 52 - 52
12,578 (15,452) (2,874)
2022 2022 2022
Opetating  Operating
Turnover costs deficit
L£000 A£7000 £2000
Income and expenditure from social housing
lettings
Supported Housing 4,625 (1,496) 3,129
Other Income and Expenditure
Care activities 7,300 (12,225) (4,925)
Other business activities 29 - 29
Other revenue prants 437 - 437
Gain (loss) on disposal of other fixed assets - )] )
12,391 {13,730) (1,339)

Other revenue grants in 2021 /22 were received from Health Commissioners in suppott of additional
costs incurred as a result of the ongoing pandemic. In 2022/23 all grants were from the Department of
Health and Social Care to assist with the costs incurred relating to recruitment and retention of specialist
care staff as part of the Worlforce Development funding programme.
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

3. Turnover, operating costs and operating surplus (continued)

2023 2022
£7000 £°000
Income from lettings
Suppotting people 438 56
Rents receivable 4,131 4272
Setvice charges 308 295
Amottised government grants 2 2
Total income from lettings 4,489 4,625
Expenditare
Suppotting people 136 88
Service charge costs 414 296
Management 710 713
Routine maintenance 470 399
Total expenditure on lettings 1,736 1,496
Operating sutplus from lettings 2,753 3,129
Rent losses from voids 1,279 1,711
4. Operating surplus
The operating sutplus is artived after charging:
2023 2022
£1000 £000
Depteciation of housing properties 28 30
Depreciation of other tangible owned fixed assets 53 63
Auditors’ remuneration {excluding VAT):
In theit capacity as auditors 22 20
Opetating lease chatges 535 552
5. Interest receivable and similar income
2023 2022
£000 £2000
Interest received from temporary investments with banks and
building societies 12 -
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

6. Interest payable and similar charges

2023 2022
£2000 £°000
Bank charges 14 14

7. Taxation

No taxation chatge arises on charitable activities (2022: [nil) as the Association has been granted charitable
status by HMRC.,

8. Staff costs

2023 2022
Staff costs including ditectors: £000 £000
Wages and salaries 8,507 8,573
Social secutity costs 616 648
Other pension costs 218 219
9,341 9,440
2023 2022
No. No.
Average number of full-time equivalent persons employed during the year:
Management 4 3
Administration 5 19
Cate 318 316
Total employees 327 338

The following full ime equivalent numbers of staff, including executive ditectors, received emoluments,
including compensation for loss of office, of:

2023 2022

No No.
£60,001-£70,000 2 ]
£70,001- 780,000 - 1
"T'otal employees 2 1
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

Key management personnel, board members and executive directors
Expenses paid duting the petiod to Board Members amounted to [nil (2022: [ail).

The total cost of key management personnel to the business (including benefits in kind and pension
contributions) paid to os receivable by the board members and executive officers of Choices during the year
was £Nil (2022: [nil). The exccutive ditectors ase those of the parent company. All costs associated with
those executive directors are borne by the parent company. The costs associated with the coterminous board
ate also met by the parent company.

The emoluments of the executive directors are disclosed in the financial statements of the parent company,
"The Wrekin Housing Group Limited.
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

10. Tangible fixed assets - freehold housing properties

Cost
At1 April 2022

Additions — Component replacement

At 31 March 2023

Depreciation
At 1 April 2022
Chatged in the year

At 31 March 2023

Net book value
At 31 March 2022

At 31 March 2023

Expenditure on works to existing properties

Amounts capitalised — component replacement

Total

Total accumulated SHG recetvable at 31 March:
Recognised in the statement of comprehensive income
Held as deferred grant income (note 17)

21

Social
Housing Total
properties Housing
held for Properties
letting
£1000 £2000
2,504 2,504
5 5
2,509 2,509
412 412
28 28
440 440
2,092 2,092
2,069 2,069
2023 2022
£,000 £,000
5 39
5 39
2023 2022
£000 £2000
864 850
1,168 1,182
2,032 2,032




Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

11. Housing stock
Number of units in management

2023 2022
Social Housing
Housing for letting Care homes 96 96
Supported housing 19 19
Managed for other organisations Care homes 29 29
Supported housing 58 58
202 202
12. Tangible fixed assets - other
Office
. Office
premises & fixtures & Scheme Total
other fittinos fixtures
buildings g
£2000 £7000 £000 £000
Cost
At1 April 2022 329 467 1,301 2,097
Additions - - 33 33
Disposals - (258) (428) (686}
At 31 March 2023 329 209 906 1,444
Depreciation
At 1 Aptil 2022 118 464 1,253 1,835
Charge for year 6 - 47 53
Wiritten Out - (257) (428) (685)
At 31 March 2023 124 207 872 1,203
Net book value
At 31 March 2022 211 3 48 262
At 31 March 2023 205 2 34 241
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

13. Debtors
2023 2022
£2000 £2000
Amounts falling due in less than one year

Rental debtors 423 637
Less: Provision for doubtful debts {188) (177)
Net rental debtors 235 460
Other debtors 280 246
Amounts owed by group undertakings - 154
Prepayments and accrued income 27 165

542 1,025

There are no special payment terms, interest or secutity arrangements in place with regard to amounts owed
by othet group undertakings.

14. Cash at bank and in hand

2023 2022

£000  £000

Money market deposit - 1,041
Bank accounts 899 1,354
Peity cash 10 10
909 2,405

15, Creditors amounts falling due within one year

2023 2022

£7000 £°000
Other taxation and social secutity payable 119 108
Pension - 1
Trade creditors 620 384
Deferred grant incomme (note 17) 14 14
Amounts owed to group undertakings 1,435 538
Other creditors 8 17
Accruals and deferred income 380 650

2,582 1,712

"There are no special payments terms, interest ot security arrangements with regard to amounts owed to
othet group undertakings.
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

16. Creditors: amounts falling due after more than one year

2023 2022
£000  £000
Deferred grant income {note 17) 1,154 1,168
17. Deferred grant income
2023 2022
£2000 £2000
At 1 April 1,182 1,196
Released to income in the year (14) (14)
1,168 1,182
Amounts to be released in one year 14 14
Amounts to be released in more than one yeas 1,154 1,168
1,168 1,182

18. Called up share capital

When the Association registered as a Co-operative and Community Benefit Society its tules were drafted
such that there is a single class of shareholder. Each shate has the nominal value of £1 and catties no right
to any intetest, dividend ot bonus. The independent shareholders are the board members, There are 7

shares in issue,

19. Revenue reserves

Revenue reserves include all retained surpluses and deficits in relation to cuitent and prior petiods.

20. Pension obligations

The Association operates a defined contribution scheme. The assets of the scheme are held separately from
those of the Association in an independently administered fund. The pension charge represents conttibutions

payable by the Association to the fund and amounted to £218k (2022: £219k).

The association is an admitted body of the Staffordshire County Council Pension Scheme following the

TUPE. transfer of two staff at the Limewood Dementia Care IHome.
21. Capital commitments

Thete were no capital commitments at 31 March 2023 or 31 March 2022.
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Choices Housing Association Limited
Year ended 31 March 2023

Notes to the financial statements (continued)

22. Other financial commitments

The future minimum operating lease payments which the organisation is committed to make are as

follows:
2023 2023 2022 2022
Land & Land 8
Buildings  Other  Buildings Other
£2000 £000 £000 £2000
Within one year - 45 - 36

In addition to the leases disclosed above, thete is also a lease of Limewood Dementia Unit from The Wrekin
Housing Group Limited. The lease has 22 years to run (2022 23 years). The lease cost pet anoum is
£489,782. On 14 June 2023 the parent company exchanged contracts on the sale of Limewood to a private
registered provider. Completion is expected within twelve weeks. On completion the lease will terminate and
the parent will charge a pro-rata payment that will reflect the period 01 April 2023 to completion date.

23. Ultimate parent undertaking

The Association’s ultimate parent company is The Wrekin Housing Group Limited, which is 2 community
benefit society registered with the Financial Conduct Authority in England and heads the latgest and smallest
group of undertakings for which financial statements have been prepared. A copy of the group accounts is
available from Colliers Way, Old Park, Telford, Shropshite TF3 4AW.

24. Related party disclosures

As a wholly owned subsidiary of The Wrekin Housing Group Limited, the company is exempt from the
requirements of FRS 102 to disclose transactions with other wholly owned members of the group headed

by The Wrekia Housing Group Limited on the grounds that the consolidated accounts are publicly
available.

25. Non-adjusting post balance sheet event

On 14 June 2023 the group exchanged contracts on the sale of Limewood Dementia Care Unit. The asset is
owned by the parent company Wrekin Housing Group Limited and leased to the Choices. The unit will
continue to operate fully through to the expected completion date of 30 September 2023, At this point the
lease will terminate and the parent will charge a pro-rata payment that will reflect the period 01 April 2023 to
completion date,
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