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BROADWAY LIVING RP LIMITED

A snapshot of our business

We exist to provide affordable homes for people who can’t access market housing. We believe in providing
safe, secure and warm homes, but we are ultimately a people business. Not only do we care about the
lives of all our residents, we want those who need additional care and support services from Broadway
Living to feel supported by their landlord. Our current business and development programme is
summarised below:

= 26 homes owned and managed
= £0.2m annual turnover
= 92 properties under construction

Highlights of the year

= Completing our first development and letting 26 genuinely affordable homes at Dearden House.

= Securing and agreeing terms on loan funding that will enable the delivery of a development
programme consisting of 10 schemes delivering 376 homes of which the majority affordable.

= 5 of those schemes have been acquired and have successfully started on site, on course to deliver
92 affordable homes

= Securing grant funding from the Greater London Authority to support our development programme.

Chair's statement

Welcome to the first Annual Report from Broadway Living RP, a wholly owned subsidiary of Broadway
Living. We were established to deliver and manage a programme of affordable housing in the London
Borough of Ealing which, like so many other parts of our capital city has a critical shortage of good homes
to rent and buy available for local people. For all of the communities in the seven towns of Ealing to thrive
we must address this chronic problem.

We have a Loan Agreement with the London Borough of Ealing which makes available £302m over the
next six years to provide 1,129 new homes and together we have ambitious plans to deliver even more as
we develop.

This has been a period dominated by COVID-19 and the impact on construction lead times has been
considerable. Although the financial impact has been limited, there has been an impact in practical and
operational terms. My thanks, and those of the Board, go to the staff of London Borough Ealing for their
exceptional commitment during this difficult period.

During the year we took on the management of our first 26 homes at Dearden House and we approved the
acquisition and construction of a further 376 homes which will be delivered between 2022 and 2024, the
majority of which will provide much needed affordable housing in the Borough of Ealing. Despite reporting
a deficit for the last year our business plan demonstrates that as the schemes in our programme complete
and new homes are let the business will become profitable by the year 2024/25. Our sponsor, the London
Borough of Ealing is committed to support us through the early years of the business and have approved
the availability of an operational working capital loan facility to support the business if needed over the next
few years.

We have had a successful year in difficult times and now the challenge is to accelerate our growth to meet
our long term growth strategy. The challenges remain significant, particularly as the pandemic has been
replaced with a cost of living emergency which will affect the incomes and living standards of our residents
as well as our growth programme. The Board remains committed to its mission to deliver sustainable
affordable homes for communities in Ealing and remains enthusiastic about the task we have taken on.
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Finally, | would like to thank my colleagues and the leadership team for driving the business forward and
continuing to meet our strategic goals, whilst maintaining good governance and the management of a
challenging development programme.
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Broadway Living RP Limited was incorporated on 11 April 2019 and is the subsidiary of Broadway Living
Limited. The association is a registered provider of affordable housing and it is regulated by the Regulator
of Social Housing (Registration No. 5105).

Main responsibilities of Board

Set the Company's mission, values and standards and ensure that its obligations to customers, the
Regulator and stakeholders are both understood and met

Participate in formulation and oversight of business planning and strategy, and their delivery.

Participate in the setting and agreement of annual budgets, performance targets; approve funding
arrangements, property developments, and major commitments including acquisitions and contracts.

Assist in the monitoring of our performance, in particular monitoring financial and operatlonal
performance and achievements against targets.

Participate in overseeing the Company’s operational framework, in particular monitoring and informing
contracts as well as policies and procedures.

Ensure the Company effectively manages and mitigates business and reputational risks and has
adequate and robust controls in place.

Ensure the Company is compliant with relevant regulations, including those of the Regulator of Social
Housing, and its own internal financial and operational frameworks

Positively represent the Company and champion its interests.
Participate in individual and board appraisal process.

Business and Financial Review

For the year ended 31 March 2022 the Board reports a deficit of (£0.14m) from total activities of £0.2m
(2021: £0). The 2022 deficit result is due to:

= Exceptional costs incurred on legal advice relating to the loan agreement with London Borough of
Ealing.

= Exceptional costs incurred in letting fees on the first letting of Dearden House.

=  Whilst the operational landlord business will be scaled up as sites are acquired and schemes
complete, only 26 units are operational at present, and as such income has not been sufficient to
generate a profit. As the business grows in scale the business will become more profitable as
demonstrated in our business plan.

The board have approved an ambitious £370m programme to develop or acquire a further 1,129 homes
from this past year to 2028/29. Some financial highlights of the programme’s funding is set out below:

= 376 homes funded by £99m of lending with terms agreed with London Borough of Ealing

= 753 homes funded by £206m of lending with loan terms agreed but lending rate yet to be finalised
with London Borough of Ealing

= The programme is supported by £65m of affordable housing grant allocated by the Greater London
Authority

The business plan has been stress tested across a range of scenarios including some that would break
the plan. From this testing mitigations have been identified to protect the business plan from viability being
breached.
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Risk Management

Management of Risk remains a key priority for the Company reflecting the ongoing change in both our
external and internal operating environments.

The Company has a clear strategic approach to risk, including both programmed and reactive reviews, and
this is documented in the Company’s Risk Strategy.

An effective risk management framework sits at the core of the system of internal control. The Board
confirms that the process for identifying, evaluating and managing the significant risks faced by the
organisation is ongoing, the process has been in place throughout the year and is regularly reviewed by
the Board.

The Board maintain oversight of key risks as part of good governance.

The risk register is further enhanced by assurance provided to the Board based upon the 3 Lines of
Defence:

. First Line — Day-to-Day Management
. Second Line — Corporate Oversight
. Third Line — Independent Assurance

Risks and Mitigations

The principal risks of the Company and the associated mitigations are set out in the table below.
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Governance
failure - breach of
regulation due to
not embedding
the new structure
with Council,
Boards and
Leadership team.

Fully documented procedures being developed. External Company Secretary
arrangements. Governance framework to be embedded in BL/BLRP, Executive
and Council as shareholder. Close management of future loan covenants.

Failure to
implement the
new company
transition plan

(Action Plan)

Close senior level working between BL and Council on structures; systems;
processes and Governance. Regular oversight by Board. Delay in transferring
stock from BL to BLRP will have negative effect on Business plan. Workshop with
Council on 17 May to optimise way we work together.

Loss of key staff,
recruitment and
retention plan not
achieved

BL financial plan approved by BL Board 8 February 2021. TUPE consultation
concluded. Extended Savills providing interim consultancy support. Development
Services provided by Council in interim under signed SLA. Additional interim
development management support secured.

Loan Funding
agreements are
not agreed or

implemented in a
timely manner

Revised financial plan for Tranche 1 schemes approved by Council BL and BLRP
Boards in July 21. Loan Facilty Agreement approved 18 October 2021.
Agreement signed December 2021.

Development risk

New development control system and procedures to be implemented. Asset
Board monitors all development schemes in detail. Documentation to be agreed
by Board e.g. Standard Employer Requirements. Use of procurement framework
for contractors/consultants. regular development report to Board. Contingencies
included in scheme budgets, plus loan contingency. Tranche 1 contracts secured
and 5 signed on 21/12/21. Build costs for future schemes remain a risk.

Regular contract management of services with clear accountability. Report by
exception to Board on issues arising. Regulatory notice against LBE in May 2022
has caused a re-assessment and re-scoring of this risk, which now has a much
greater risk profile. Consideration being given to future options for sourcing of
Housing management services.

Regular contract management of services with clear accountability and KPIs.
Report by exception to Board on issues arising. Ability to terminate and procure
services elsewhere. As above, increase in risk following May 2022 Regulatory
Notice against LBE has caused increase in risk score. Consideration being given
to future options for sourcing of Housing management services.

- delay, quality,
cost

Housing
management
service failure,
poor customer
satisfaction, poor
performance

| against KPls
Council services
and consultancy
performance
standards and
service not
adequate or poor
resourcing
Major  property
compliance or

health and safety
failure

Close management of service delivery, clear procedures for operational delivery.
Comms aligned with Council messaging. Staff H&S measures included in SLA
with Council. Briefing for Board on H&S and Fire Safety Bill included in induction
programme 2021/22. Compliance audit commissioned from Silvers-May 2022-to
establish level of compliance achieved by LBE.
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Internal Controls Assurance

The Board acknowledges its overall responsibility for establishing and maintaining the whole system of
internal control and for reviewing its effectiveness for the Company as a whole.

The system of internal control is designed to manage, rather than eliminate, the risk of failure to achieve
business objectives, and to provide reasonable, and not absolute, assurance against material
misstatement or loss.

This risk-based approach to establishing and maintaining internal controls is embedded within day-to-day
management and governance processes. The approach includes the regular evaluation of the nature and
extent of risks to which the Company is exposed and is consistent with best practice.

DIRECTORS’ REPORT

Directors indemnities .
Broadway Living RP Limited has made qualifying third-party indemnity provisions for the benefit of its
directors which were made during the year and remain in force at the date of this report.

Group Structure

Broadway Living RP Limited was incorporated on 11 April 2019 as a private company limited by guarantee
under the Companies Act 2006, as such has no share capital and is the subsidiary of Broadway Living
Limited.

Principal Activity
The principal activity of Broadway Living RP Limited is to develop properties and act as landlord providing
genuinely affordable housing to those in housing need.

Covid-19/Cost of living pressures

The Covid-19 pandemic has presented major challenges for the UK and has put major pressure on new
build scheme viability due to increasing costs, demand and shortages within the sector and ability to
achieve start on site dates. This pressure has continued with the cost of living crisis triggered by the war in
Ukraine in February 2022.

Governance

. The board has reviewed its governance arrangements for compllance against its adopted code of
governance, the National Housing Federation Code of Governance 2015. The board is substantially
compliant with the requirements of the Code.

Regulatory Standards

The Board has reviewed the Company’s compliance with the Economlc Regulatory Standards of the
Regulator of Social Housing and the board is substantially compliant with the requirements of the
Governance and Financial Viability Standard.

Legal proceedings

From time to time, the Company may be involved in legal proceedings incidental to its operations. The
outcome of such proceedings, either individually or in aggregate, is not expected to have a material effect
upon the results of our operations or financial position.
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Employees, Employee Involvement and Diversity and Gender Pay

We recognise that the success of our business depends on the quality of the people who run our business.
The Company has no employees, with all resources used in the business coming via a service level
agreement from the ultimate parent, London Borough of Ealing, or via service contracts with third parties.

Health and Safety

The Company is committed to ensuring and maintaining the health, safety and welfare of its staff,
customers, contractors, partners and members of the public who may be affected by its activities.

This is achieved through continuous application and monitoring of our Health & Safety Policy and
Management System, by training and raising awareness of Health & Safety risk among the Council and
third party staff running our business and among our customers, and by conducting audits, inspections and
investigations. We adopt a practical approach to the way we manage health and safety performance whilst
supporting our customers to live independent lives within our communities, with the aim of promoting safer
environments in everything that we do.

Health and Safety risks are identified and regularly reviewed and, where required, staff are supported by
independent technical specialists to ensure that the Company meets its health and safety obligations. We
implement a programme of risk reduction measures as part of on-going controls. Any work identified is
undertaken in a timely way and is prioritised for action on the basis of risk.

The Board receive regular reports on a number of measures, in order to assess the Company's
performance on health and safety issues and identify any areas for improvement.

Investment for the Future

The Company is committed to investing in new build schemes and the communities in which we serve.
During the year we invested £3.9m on new build properties. The Business Plan anticipates investment of
£365.9m across a number of new build schemes and acquisitions for the next seven years.

Policy on payment to suppliers

The Company is committed to paying suppliers in line with the payment terms agreed with those suppliers.

Environmental Matters

The Company ensures compliance with all environmental legislation and standards. We are committed to
embedding sustainable practices into our business operations, ensuring a positive impact on the
environment, our homes and communities.

We aim to minimise the impact on the environment and ensure that carbon emissions are reduced,
committing resources to ensuring the thermal efficiency and performance of our homes. Our aim is to
deliver affordable and efficient homes, understanding the effect that energy costs and environment can
have on our residents.

We continue to reduce CO2 emissions and our carbon footprint, managing energy consumption and
continuing to look at new technologies, approaches and funding opportunities to achieve this.
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The Company'’s long-term goal is to achieve ‘zero carbon’ homes by across our stock in the most efficient
and cost-effective way achieving sustainable investment in our assets.

Directors’ responsibilities:

The directors acknowledge their responsibilities for complying with the requirements of the Act with respect
to accounting records and the preparation of the accounts.

Each Director who held office at the date of approval of this report confirms that:

(a) so far as the Directors are aware, there is no relevant audit information, information needed by the
Company’s auditor in connection with preparing their report, of which the Company’s auditor is
unaware; and

(b) the Directors have taken all stebs that ought to have been taken as a Director in order to be aware of
any relevant audit information and to establish that the Company’s auditor is aware of that information.

This report has been prepared taking advantage of the exemptions for small companies within Part 15 of
the Companies Act 2006.

The accounts of Broadway Living RP Limited (registered number 11940146) were approved by the board
of directors and authorised for issue on 19 September 2022.

They were signed on its behalf by:

...................................................

C Sherriff
Director (Chair)

Date: 22 September 2022

4" Floor, Perceval House
14 - 16 Uxbridge Road
Ealing

London

W5 2HL
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BROADWAY LIVING RP VALUE FOR MONEY STATEMENT

The board of Broadway Living RP Limited have put in place arrangements to ensure that the
financial and social performance of our assets and resources are closely monitored and
benchmarked and inform our decision making and strategy. Our strategic approach to value for
money runs throughout the organisation. The board approve our business plans, budgets and
KPls. This supports the delivery of value for money and enables the executive team to monitor
and report to the board on progress throughout the year. This approach will ensure that as the
organisation grows, we will continue to provide value for money throughout our operations. In
accordance with the Regulator of Social Housing's technical guidance on Value for Money,
Broadway Living RP Limited has adopted and reports on the seven core Value for Money metrics
as follows:

RSH metric Forecast Results Year to 31 | Sector benchmark — | Results Year to
performance against | March 2022 median performance | 31 March 2021
year 2 business plan (RSH global
(2022-23)[1] accounts 2021)

Reinvestment % 77% 40% 5.80% 100%

New supply delivered | 51% 0% 1.30% 100%

(social housing)%

New supply delivered | 0% 0% 0% 0%

(non-social housing)

%

Gearing % 70% 26% 43.90% 100.00%

EBITDA MRI interest | 85% 3% 183% N/a

cover %

Headline social | £5,838 £7,591 £3,730 N/a

housing cost per unit

Operating margin | 35.98% -23% 26.30% N/a

(social) %

Operating margin | 35.98% -23% 23.90% N/a

(overall) %

Return on Capital | 0.27% 0% 3.30% N/a

Employed %

Reinvestment

Reinvestment represents value of investment in existing and new assets as a percentage of the value of
total assets held. As Broadways Living RP is a young provider early on in its programme it has higher
reinvestment that the sector median.

New supply delivered

New Supply is the number of new social housing and non-social housing units that have been acquired or
developed in the year as a proportion of total social housing units and non-social housing units owned at
period end. This is higher than the sector median for the same reason given for reinvestment.

11
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Gearing

Gearing assesses how much of the adjusted assets are made up of debt and the degree of dependence
on debt finance. It is often a key indicator of a registered provider's appetite for growth and the forecast for
2022/23 of 70% is greater than the sector median as the development programme gathers pace.

Earnings Before Interest, Tax, Depreciation, Amortisation, Major Repairs Included Interest Cover %
The EBITDA MRI interest cover measures the level of surplus that a registered provider generates
compared to interest payable; the measure avoids any distortions stemming from the depreciation charge.
The company is below the sector median as in the last financial year the company become operational
which involved relatively high setup costs in relation to income. The business plan demonstrates that as
the development programme progresses and more homes are let out the EBITDA MRI interest cover
improves in excess of 100% and closer to the sector median.

Headline social housing cost per unit

Costs per unit were higher than the sector median. In the last financial year the company become
operational which some setup costs which are not expected to be reoccurring. Furthermore, as only 26
units are currently let overhead costs are spread over less units. As more units become operational the
company will benefit from scale efficiencies as certain fixed overheads are spread over more units. This
can be seen in the forecast for 2022/23 and in the longer-term business plan.

Operating Margin %

The Operating Margin demonstrates the profitability of operating assets before loan interest costs are taken
into account. The company had a negative margin for the last year which related to some exceptional set
up costs and that it was the first year of operation with units become operational part way through the year.
The business plan demonstrates improving margins as more developments complete and the homes
delivered generate more income.

Return on capital employed (ROCE) %

ROCE compares the operating surplus as a percentage of total assets less current liabilities and is a
common measure in the commercial sector to assess the efficient investment of capital resources. As the
company becomes more profitable as the business plan delivers additional homes and the income they
generate the ROCE will improve. '

12
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STATEMENT OF DIRECTORS’ RESPONSIBILITIES IN RESPECT OF THE DIRECTORS’ REPORT
AND THE FINANCIAL STATEMENTS

The Directors are responsible for preparing the Directors’ Report and the Financial Statements in
accordance with applicable law and regulations.

Company law requires the directors to prepare Financial Statements for each financial year. Under that law
the Directors have elected to prepare the Financial Statements in" accordance with United Kingdom
Generally Accepted Accounting Practice (United Kingdom Accounting Standards and applicable law),
including FRS 102 “The Financial Reporting Standard applicable in the UK and Republic of Ireland”.

Under company law the Directors must not approve the Financial Statements unless they are satisfied that
they give a true and fair view of the state of affairs of the Company and of the profit or loss of the Company
for the year. In preparing these Financial Statements, the Directors are required to:

¢ select suitable accounting policies and then apply them consistently.

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

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

The Directors are responsible for keeping adequate accounting records that are sufficient to show and
explain the Company'’s transactions and disclose with reasonable accuracy at any time the financial
position of the Company and enable them to ensure that the Financial Statements comply with the
Companies Act 2006. They are also responsible for safeguarding the assets of the Company and hence
for taking reasonable steps for the prevention and detection of fraud and other irregularities.

13
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REPORT OF THE INDEPENDENT AUDITORS

Opinion

We have audited the financial statements of Broadway Living RP Limited (the Company) for the year ended
31 March 2022 which comprise the Statement of Comprehensive Income, Statement of Financial Position,
Statement of Changes in Reserves and the notes to the financial statements, including a summary of
significant accounting policies in note 1. The financial reporting framework that has been applied in their
preparation is applicable law 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 give a true and fair view of the state of the Company’s affairs as at 31 March 2022 and of the
Company’s income and expenditure for the year then ended;

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

¢ have been prepared in accordance with the requirements of the Companies Act 2006, the Housing
and Regeneration Act 2008 and the Accounting Direction for Private Registered Providers of Social
Housing 2019.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and
applicable law. Our responsibilities under those standards are further described in the Auditor’'s
responsibilities for the audit of the financial statements section of our report. We are independent of the
Company in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, including the FRC’s Ethical Standard, and we have fulffilled our other ethical
responsibilities in accordance with these requirements. We believe that the audit evidence we have
obtained is sufficient and appropriate to provide a basis for our opinion.

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

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

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

Other information :

The other information comprises the information included in the Board Report, other than the financial
statements and our auditor’s report thereon. The Board is responsible for the other information. Our opinion
on the financial statements does not cover the other information and, except to the extent otherwise
explicitly stated in our report, we do not express any form of assurance conclusion thereon.

In connection with our audit of the financial statements our responsibility is to read the other information
and, in doing so, consider whether the other information is materially inconsistent with the financial

14
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statements or our knowledge obtained in the audit or otherwise appears to be materially misstated. If we
identify such material inconsistencies or apparent material misstatements, we are required to determine
whether there is a material misstatement in the financial statements or a material misstatement of the other
information. If, based on the work we have performed, we conclude that there is a material misstatement
of this other information, we are required to report that fact.

We have nothing to report in this regard.

Matters on which we are required to report by exception
We have nothing to report in respect of the following matters in relation to which the Companies Act 2006
or the Housing and Regeneration Act 2008 requires us to report to you if, in our opinion:

o a satisfactory system of control over transactions has not been maintained; or

e the Company has not kept adequate accounting records; or

the Company’s financial statements are not in agreement with books of account; or
we have not received all the information and explanations we require for our audit.

Responsibilities of the Board

As explained more fully in the Statement of Board’s Responsibilities set out on page 13, the Board is
responsible for the preparation of the financial statements and for being satisfied that they give a true and
fair view, and for such internal control as the Board determines is necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or error.

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

Auditor’s responsibilities for the audit of the financial statements

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

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

Extent to which the Audit was Considered Capable of Detecting Irregularities, Including Fraud

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

In identifying and addressing risks of material misstatement in respect of irregularities, including fraud and
non-compliance with laws and regulations, our procedures included the following:

15
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e We obtained an understanding of laws and regulations that affect the Company, 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 Benefit
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 Providers of Social Housing 2022, tax legislation, health and safety legislation, and
employment legislation.

e We enquired of the Board and reviewed correspondence and Board meeting minutes for evidence
of non-compliance with relevant laws and regulations. We also reviewed controls the Board have
in place, where necessary, to ensure compliance.

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

¢ The risk of fraud and non-compliance with laws and regulations and fraud was discussed within the
audit team and tests were planned and performed to address these risks. We identified the potential
for fraud in the following areas: laws related to the construction and provision of social housing
recognising the nature of the Company’s activities and the regulated nature of the Company’s
activities.

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

e We enquired of the Board about actual and potential litigation and claims.

e We performed analytical procedures to identify any unusual or unexpected relationships that might
indicate risks of material misstatement due to fraud.

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

Use of our report

This report is made solely to the Company, in accordance with section 87 of the Companies Act 2006 and
Section 128 of the Housing and Regeneration Act 2008. Our audit work has been undertaken so that we
might state to the Company’s members those matters we are required to state to them in an auditor’s report
and for no other purpose. To the fullest extent permitted by law, we do not accept or assume responsibility
to anyone other than the Company and the Company’s members as a body for our audit work, for this
report, or for the opinions we have formed.

Michael Tourville (Senior Statutory Auditor)
For and on behalf of

Beever and Struthers 15 Bunhill Row
Chartered Accountants London
Statutory Auditor EC1Y 8LP

Date: 30 September 2022

16
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STATEMENT OF COMPREHENSIVE INCOME
For the year ended 31st March 2022

2021

2022
Notes £
Turnover 9 220,225
Operating expenditure 9 (266,282)
Operating surplus/(deficit) (46,057)
Interest payable and financing costs 7 (94,162)
Surplus/(deficit) before tax (140,219)
Taxation : 8 -
Surplus/(deficit) for the year after tax (140,219)
Total comprehensive (expense)/income attributable to
the company (140,219)

The notes on pages 20-30 form part of these Company Financial Statements.

17
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STATEMENT OF FINANCIAL POSITION

As at 31st March 2022
2022 2021
Notes £ £
Fixed assets
Tangible assets 3 9,710,135 5,835,712
Intangible assets - -
9,710,135 5,835,712
Current assets
Stock 169,663 -
Debtors 13,496 -
Cash at bank and in hand 4,218,538 1,300,000
4,401,797 1,300,000
Less: Creditors: amounts falling due '
within one year 5 (2,015,038) (4,467,629)
Net current assets 2,386,759 (3,167,629)
Total assets less current liabilities 12,096,894 2,668,083
Creditors: amounts falling due after more 6 (12,237,113) (2,668,083)
than one year
Net assets (140,219) -
Reserves
Profit and loss account (140,219) -
Revaluation reserve - -
Total reserves (140,219) -

The Company Financial Statements have been prepared in accordance with the provisions applicable to
companies subject to the small companies’ regime within Part 15 of the Companies Act 2006.

The Company Financial Statements of Broadway Living RP Limited (registered number 11940146) were
approved by the Board of Directors and authorised for issue on date 19 September 2022

They were signed on its behalf by:

C Sherriff, Director

Date: 22 September 2022
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BROADWAY LIVING RP LIMITED

STATEMENT OF CHANGES IN EQUITY (RESERVES)

For the year ended 315t March 2022

At 31st March 2020

Loss for the financial year

Gains arising on the revaluation of
tangible fixed assets

Deferred taxation arising on the
revaluation of tangible fixed assets

Total comprehensive income

At 31st March 2021

Loss for the financial year

Gains/(Losses) arising on the
revaluation of tangible fixed assets

Deferred taxation arising on the
revaluation of tangible fixed assets

Total comprehensive income

At 31st March 2022

Profit and
Revaluation loss
reserve account TOTAL
Notes £ £ £
- (140,219) (140,219)
- (140,219) (140,219)
- (140,219) (140,219)
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS
For the year ended 315 March 2022

1.  ACCOUNTING POLICIES
The principal accounting policies are summarised below. They have all been applied consistently
throughout the year and to the preceding year.

1.1 General information

Broadway Living RP Limited is a private company limited by guarantee incorporated in the United Kingdom
under the Companies Act 2006 on 11 April 2019 and is registered in England and Wales. The address of
Broadway Living RP Limited registered office is shown on page 3.

Broadway Living RP Limited had no employees during financial years 2022, 2021 and 2020.

Broadway Living RP Limited is the subsidiary of Broadway Living.

1.2 Basis of accounting

The company’s financial statements have been prepared in accordance with applicable United Kingdom
Accounting Generally Accepted Accounting Practice (UK GAAP) including Financial Reporting Standard
102 (FRS 102) and the Statement of Recommended Practice for registered housing providers: Housing
SORP 2018 and comply with the Accounting Direction for Private Registered Providers of Social Housing
2019.

Disclosure exemptions
The company has adopted the following disclosure exemptions as permitted under FRS 102 Section 1.11-
12:

-  The requirement to present a statement of cashflows and the related notes
- Items of income, expenses, gains or losses relating to financial instruments
- Exposure and management of financial risks

1.3 Going Concern

The company'’s financial statements have been prepared on a going concern basis which assumes an
ability to continue operating for the foreseeable future. No significant concerns have been noted in the
business plan updated for 2022/23 and the ultimate parent of the company has committed its continued
support for the Company. Therefore, we consider it appropriate to continue to prepare the financial
statements on a going concern basis.

1.4 Critical judgements and key sources of estimation uncertainty

The preparation of the financial statements requires management to make judgements, estimates and
assumptions that affect the amounts reported for assets and liabilities as at the statement of financial
position date and the amounts reported for revenues and expenses during the year. However, the nature
of estimation means that actual outcomes could differ from those estimates. The following judgements
(apart from those involving estimates) have had the most significant effect on amounts recognised in the
financial statements.

Development expenditure

The company capitalises development expenditure in accordance with the accounting policy described in
section 1.6. Initial capitalisation of costs is based on management’s judgement that the development
scheme is confirmed, usually when Board approval has taken place including access to the appropriate
funding. In determining whether a project is likely to cease, management monitors the development and
considers if changes have occurred that result in impairment. '

20



BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
For the year ended 315 March 2022

1.5 Tangible fixed assets and depreciation
Tangible fixed assets are stated at cost, less accumulated depreciation.

Housing properties under construction are stated at cost and are not depreciated. These are reclassified
as housing properties on practical completion of construction. For mixed tenure housing properties, costs
are allocated in the following way:

Freehold land is not depreciated.

Where a housing property comprises two or more major components with substantially different useful
economic lives (UELs), each component is accounted for separately and depreciated over its individual
UEL. Expenditure relating to subsequent replacement or renewal of components will be capitalised as
incurred. The company depreciates freehold housing properties by component on a straight-line basis
over the estimated UELs of the component categories. UELs for identified components are as follows:

Years
Boilers 15
Kitchens 20
Bathroom 30
Roofs 60
Windows and doors 30
Structure 125
Mechanical systems 30
Electrical 40

Lifts (where applicable) 20

1.6 Capitalisation of development costs

The company has a policy to capitalise expenditure directly related to development schemes on the basis
that it relates to a qualifying asset that takes a substantial period of time to get ready for its intended use.
Qualifying assets are those whose intended use are to be sold or let as rental properties. As well as
construction costs consultancy expenditure on appointments directly related to schemes and financing
costs related to development loans are capitalised.

1.7 Revaluation of properties

Broadway Living RP Limited does not have a revaluation reserve as all Broadway Living RP Limited assets
as at 31 March 2022 are either classified as assets under construction or are social housing properties
held at historic cost, less accumulated depreciation.
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
For the year ended 31t March 2022

1.8 Financial instruments

Financial assets and financial liabilities are measured at transaction price initially, plus, in the case of a
financial asset or financial liability not at fair value through the Statement of Comprehensive Income,
transaction costs that are directly attributable to the acquisition or issue of the financial asset or financial
liability.

Financial liabilities and equity instruments are classified according to the substance of the contractual
arrangements entered into. An equity instrument is any contract that evidences a residual interest in the
assets of the Company or the Parent after deducting all of its liabilities.

(i)

(ii)

Financial assets and liabilities

All financial assets and liabilities are initially measured at transaction price (including transaction
costs), except for those financial assets classified as at fair value through profit or loss, which are
initially measured at fair value (which is normally the transaction price excluding transaction costs),
unless the arrangement constitutes a financing transaction. If an arrangement constitutes a financing
transaction, the financial asset or financial liability is measured at the present value of the future
payments discounted at a market rate of interest for a similar debt instrument.

Financial assets and liabilities are only offset in the Consolidated and Parent Company Statement of
Financial Position when, and only when there exists a legally enforceable right to set off the
recognised amounts and the Group or the Parent Company intends either to settle on a net basis, or
to realise the asset and settle the liability simultaneously.

Debt instruments which meet the conditions of being ‘basic’ financial instruments as defined in
paragraph 11.9 of FRS 102 are subsequently measured at amortised cost using the effective interest
method.

Debt instruments that have no stated interest rate (and do not constitute financing transaction) and
are classified as payable or receivable within one year are initially measured at an undiscounted
amount of the cash or other consideration expected to be paid or received, net of impairment.

Other debt instruments not meeting conditions of being ‘basic’ financial instruments are measured at
fair value through profit or loss.

Commitments to make and receive loans which meet the conditions mentioned above are measured
at cost (which may be nil) less impairment.

Financial assets are derecognised when and only when a) the contractual rights to the cash flows
from the financial asset expire or are settled, b) the Group or the Parent Company transfers to another
party substantially all of the risks and rewards of ownership of the financial asset, or c) the Group or
the Parent Company, despite having retained some, but not all, significant risks and rewards of
ownership, has transferred control of the asset to another party.

Financial liabilities are derecognised only when the obligation specified in the contract is discharged,
cancelled or expires.

Equity instruments
Equity instruments issued by the Group or the Parent Company are recorded at the fair value of cash

or other resources received or receivable, net of direct issue costs.
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
For the year ended 315 March 2022

(iii) Fair value measurement
The best evidence of fair value is a quoted price for an identical asset in an active market. When
quoted prices are unavailable, the price of a recent transaction for an identical asset provides
evidence of fair value as long as there has not been a significant change in economic circumstances
or a significant lapse of time since the transaction took place. If the market is not active and recent
transactions of an identical asset on their own are not a good estimate of fair value, the fair value is
estimated by using a valuation technique.

1.9 Borrowing Costs

Borrowing costs which are directly attributable to the construction of tangible fixed assets are capitalised
as part of the cost of those assets. Capitalisation begins when both finance costs and expenditures for the
asset are being incurred and activities that are necessary to get the asset ready for use are in progress.

Capitalisation ceases when substantially all the activities that are necessary to get the asset ready for use
are complete.

1.10 Taxation

Corporation tax expense for the period comprises current and deferred tax. Tax is recognised in The
Statement of Comprehensive Income, except that a change attributable to an item of income or expense
recognised as other comprehensive income or to an item recognised directly in equity is also recognised
in other comprehensive income or directly in equity respectively.

The current income tax charge is calculated on the basis of tax rates and laws that have been enacted or
substantively enacted by the reporting date in the countries where the company operates and generates
taxable income.

Deferred balances are recognised in respect of all timing differences that have originated but not reversed
by the Statement of Financial Position date, except:

. The recognition of deferred tax assets is limited to the extent that it is probable that they will be
recovered against the reversal of deferred tax liabilities or other future taxable profits,

. Any deferred tax balances are reversed if and when all conditions for retaining associated tax
allowances have been met, and

. Where timing differences relate to interests in subsidiaries, associates and joint ventures and the
company can control their reversal and such reversal is not considered probable in the foreseeable
future.

Deferred tax balances are not recognised in respect of permanent differences except in respect of business
combinations, when deferred tax is recognised on the differences between the fair values of assets
acquired and the future tax deductions available for them and the differences between the fair value of
liabilities acquired and the amount that will be assessed for tax.

Deferred income tax is determined using tax rates and laws that have been enacted or substantively
enacted by the reporting date.

All amounts disclosed in the financial statements are inclusive of Value Added Tax to the extent that it is
suffered by the Company and not recoverable.
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
For the year ended 31 March 2022

1.11 Turnover
Turnover represents rental and service charge income receivable accruals basis.

Service charge costs are recognised on an accruals basis. The company operates on a fixed service charge
basis in full consultation with residents.

All turnover for the year ended 315! March 2022 related to social housing.

1.12 Leases
During the financial year 2021/22 the company was neither a lessee or lessor.

1.13 Social Housing Grants '
Where developments have been financed wholly or partly by social housing and other grants, the amount

of the grant received has been included as deferred income and recognised in Turnover over the estimated
useful life of the associated asset structure (not land), under the accruals model. SHG received for items
of cost written off in the Statement of Comprehensive Income Account is included as part of Turnover.

When Social Housing Grant (SHG) in respect of housing properties in the course of construction exceeds
the total cost to date of those housing properties, the excess is shown as a current liability.

SHG must be recycled by the Company under certain conditions, if a property is sold, or if another relevant
event takes place. In these cases, the SHG can be used for projects approved by the Homes England and
Greater London Authority. However, SHG may have to be repaid if certain conditions are not met. If grant
is not required to be recycled or repaid, any unamortised grant is recognised as Turnover. In certain
. circumstances, SHG may be repayable, and, in that event, is a subordinated unsecured repayable debt.

2. DIRECTORS RENUMERATION
Non-executive Board Member remuneration for the year ended 31 March 2022.

Year to 31 Year to 31

March 2022 March 2021

£ £

Colin Sherriff 5,980 -
Lynn Duvall - -
Thomasin Renshaw 5,980 -
Tamara Quinn - -
M Hill - -
Total aggregate cost 11,960 -
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

BROADWAY LIVING RP LIMITED

For the year ended 31 March 2022

3. TANGIBLE ASSETS

Low Cost
Social Home Social TOTAL
Housing Ownership Housing
Properties Properties Properties
Under Under for Letting
Construction Construction Completed
£ £ £ £
Cost
At 31st March 2021 5,835,712 - - 5,835,712
Additions 3,626,428 316,905 - 3,943,334
Transfer (5,866,046) - 5,866,046 -
At 31st March 2022 3,596,094 316,905 5,866,046 9,779,045
Depreciation
At 31st March 2021 - - R -
Charge for the year - - 68,910 68,910
At 31st March 2022 - - - -
- 68,910 68,910
Net book vaiue at
31st March 2021
5,835,712 - - 5,835,712
Net book value at
31st March 2022
3,596,094 316,905 5,797,136 9,710,135
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

For the year ended 315t March 2022

4. ACCOMODATION IN MANAGEMENT AND DEVELOPMENT

General Needs Social Rent owned and managed
Accommodation in development at the year-end -

5. CREDITORS: AMOUNTS FALLING DUE WITHIN ONE YEAR

Loans with the London Borough of Ealing

Social Housing Grant
Trade Creditors

Accrued costs — operations
Accrued costs — AUC
Accrued Interest

6. CREDITORS: AMOUNTS FALLING DUE AFTER MORE THAN ONE YEAR

Loan with the London Borough of Ealing
Social Housing Grant

7. Social Housing Grant

Opening
Grant received
Released to income

Amounts to be released within one year
Amounts to be released in over one year

2022 2021
No No

26 0

92 26
2022 2021
£ £
1,153,083 2,453,083
19,375 -
139,997 -
684,206 2,014,034
18,377 512
2,015,038 4,467,629
2022 2021
£ £
5,651,864 2,668,083
6,585,250 -
12,237,113 2,668,083
2022 2021
£ £
6,624,000 -
(19,375) -
6,604,625 -
19,375 -
6,585,250 -
6,604,625 -
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
For the year ended 315 March 2022

8. NET INTEREST

2022 2021

Interest receivable and similar income - -

Interest payable and financing costs
On loans repayable within 5 years 112,538 512
Costs associated with financing

112,538 512

Less: Interest capitalised on properties under construction (18,376) (512)
94,162 -
9. TAXATION
2022 2021
The tax charge for the year is: £ £

Current tax result - -
Current tax on profit for the year - -
Total Current Tax Result - -

Deferred Tax Result - -
Total Deferred Tax Resuit - -

The reason for the difference between the actual tax charge for the year and the standard rate of
corporation tax in the UK of 19% applied to profits for the year are as follows:

2022 2021
£ £
Profit before tax (140,219) -

Tax on profit at standard UK corporation tax rate of 19 per
cent (2021: 19 per cent)

Effects of:
- Expenses not deductible for tax purposes ' - -
- Income not taxable in determining taxable profit - -
- Utilisation of tax losses not previously recognised - -
- Change in unrecognised deferred tax assets - -
- Higher tax rates on overseas earnings - -
- Adjustments to tax charge in respect of previous years

Total tax charge for year - -
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

For the year ended 315t March 2022

10. Particulars of turnover, cost of sales, operating expenditure and operating surplus

Note A
Turnover Operating Operating
expenditure surplus/
(deficit)
£ £ £
Social housing lettings (Note B) 220,225 (266,282) (46,057)
Other social housing activities: - - -
Activities other than social housing - - -
Total 220,225 (266,282) (46,057)
Note B
General 2022 2021
needs
housing
Income £ £ £
Rent receivable net of identifiable service charges 178,533 178,533 -
Service charge income 22,316 22,316 -
Amortised government grants 19,375 19,375 -
Turnover from social housing lettings 220,225 220,225 -
Operating expenditure - -
Management (25,866) (25,866) -
Service charge costs (27,081) (27,081) -
Routine maintenance (664) (664) -
Bad debts (1,500) (1,500) -
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BROADWAY LIVING RP LIMITED

Depreciation of housing properties (68,910) (68,910)
Other costs (142,261) (142,261)
Operating expenditure on social housing

lettings (266,282) (266,282)
Operating surplus/(deficit) on social housing

lettings (46,057) (46,057)
Voids - -
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BROADWAY LIVING RP LIMITED

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
For the year ended 315 March 2022

11. CAPITAL COMMITMENTS
2022 2021
£,000s £,000s

Capital expenditure that has been contracted for but has not been 25,376 -
provided for in the financial statements

Capital expenditure that has been authorised by the Board but 340 519

has not yet been contracted for ' 470,115

365,895

470,115

The Company expects these commitments to be contracted
within the next year and financed with:

Social Housing Grant ' 64,169 102,712
Proceeds from the sales of properties - -
Committed loan facilities 95,989 -
Loans under negotiation 205,737 367,403

365,895 470,115

12. OTHER COMMITMENTS
At the reporting date the Company does not have any other financial commitments for which has not been
provided for.

13. RELATED PARTY DISCLOSURES
Broadway Living RP Limited is a wholly owned subsidiary of Broadway Living lelted with its ultimate
parent being the London Borough of Ealing Council.

Lynn Duvall and Tamara Quinn are both employees of London Borough of Ealing, and are non-executive
board members for Broadway Living RP, and were in position throughout the year ending 31! March 2022.

Broadway Living RP Limited has received debt financing from the Council currently included within the
Statement of Financial Position. The value of loans as at 31 March 2022 was £6,804,947

14. ULTIMATE CONTROLLING PARTY ,

The immediate parent is Broadway Living Limited and uiltimate parent undertaking is the London Borough
of Ealing. The Financial Statements are consolidated into Broadway Living Limited’s Financial Statements
and in the London Borough of Ealing Statement of Accounts.

The registered office of the London Borough of Ealing is Perceval House, 14 - 16 Uxbridge Road, Ealing,
London, W5 2HL.
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