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Caring
Supporting our 
residents and 
staff.

Inclusive
Valuing the 
ideas and views 
of everyone we 
support and 
work with.

Creating a peaceful, safe community for 
older people through excellent care and 
management services.

Our vision

Our values

About us
Glebe Housing Association Limited is a not for profit registered 
provider of sheltered accommodation and nursing care services 
for older people. We are a community-based housing association 
providing good quality, affordable homes, support and care for older 
people in West Wickham and Bromley.

Our services are delivered through Glebe Court our 51-bed nursing 
home and our 203 sheltered housing units; comprising apartments 
available on a social rent model and bungalows available through a 
sale and lease model. We are located on a single freehold site in West 
Wickham, Kent. 

Glebe Housing Association Limited is an exempt charity registered 
under the Cooperative and Community Benefit Societies Act 2014 and 
is registered with Homes England.
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Respectful
Treating everyone 
with care, dignity, 
kindness and 
respect.

Collaborative
Working in 
partnership  
with others in  
the community.

Accountable
Doing what we 
say we will and 
learning from 
mistakes.

Our story
We continue to offer a unique model of housing, 
support and care. Residents can choose to join our 
community as a home owner, tenant or care home 
resident. Our resident’s live long and happy lives 
with us in a village environment that provides on-site 
facilities and a full 24/7 on-site warden team.

We are supported by a team of volunteers who are 
invaluable to us.

We provide good quality homes and manage them well, 
carefully maintaining and investing in our assets for 
our residents now and those in the future.

Our properties remain sought after in the area and 
Bencurtis remains a great place to live.

Our Board
We have eight board members. All our Board members 
are, or have been senior professionals in their own 
fields and give their time voluntarily. The organisation 
has adopted the NHF Code of Governance 2020.  
During the reporting period our Board was chaired by 
Susan Daniels; with Michael Rourke as Vice Chair. Aida 
Abou-Rahme is Chair of our Audit and Risk Committee. 
Helen Martin is Chair of our Governance Committee.

Our staff
Our senior staff team is led by Tricia Goan, Chief 
Executive. Tricia is supported by Adrian Follis, 
Finance Manager, Sam Isted, Interim Head of Asset 
Maintenance and Wendy Watson, Human Resources 
and Interim Operations Director. The senior team 
manage and support our wider team of 89 employees 
on the site.
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Message from  
the Chair

At the beginning of the year, I did not think I would 
be introducing this year’s annual report but sadly 
the honour has fallen to me as our dear Chair, Sue 
Daniels passed away in April of 2021.

The last year has brought many challenges to us all 
but I am very proud of Patricia Goan and the whole 
staff team at Glebe for their commitment to our 
residents and the way they continued to deliver 
services and keep our residents safe in such 
difficult times. 

Our residents deserve praise for dealing with the 
ever changing government restrictions as best they 
can; making the most of these difficult times. As 
a result, Bencurtis continues to be a community 
of neighbours and friends helping one another 
through acts of kindness.

Sadly, like many support and care providers we 
have lost a significant number of residents during 
the pandemic. Throughout this time, the support 
and care to residents has been maintained by 
observing all protocols issued by the government 
and my thanks go to the families and staff for 
ensuring these protocols have been followed 
which understandably has been difficult. It has not 
been easy for families not seeing their loved ones 
as they would wish to. On behalf of the board, my 
deepest condolences go to all families who have 
lost relatives during the pandemic.

I wish to thank the board for their continued 
work and guidance. I pay particular tribute to 
Sue Daniels, Chair of Glebe Housing Association 
who throughout the height of lockdown made 
herself available at Glebe for the staff and offered 
continued support to the senior management 
team. Sue is very much missed by all of us and 
we remember all her good work in the past year, 
her guidance and support certainly helped us to 
weather the storm. I also wish to thank the wider 
volunteer group who support Glebe in so many 
ways.

Like many small providers of nursing care we have 
been financially impacted by the pandemic and 
this is present in this year’s financial statements. 
We are fortunate that we carefully anticipated 
the losses we experienced and had the necessary 
controls in place to manage this. We look to the 
year ahead for greater financial stability as our 
nursing home service begins to reopen.

Whilst we remain in uncertain times, I know that 
the outlook of our residents, the dedication of the 
staff team and support from the board means that 
Glebe can continue to provide an exceptional and 
safe place to live.

MICHAEL ROURKE INTERIM CHAIR
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Message from  
the Chief Executive

In 1971, Glebe was founded by a group of people with a shared desire to address 
the need for affordable rented accommodation for retired people. Over the last 50 
years we’ve worked hard to develop Glebe into the community it is today.
During these unprecedented times, our focus has 
been the safety and wellbeing of our residents and 
staff, maintaining our services to our residents and 
managing our finances effectively in a challenging year. 

It has been a difficult year in so many ways and the 
hardest part has been the loss of so many of our residents. 

I pay tribute to the staff team both in Bencurtis and in 
our nursing home for keeping going against the odds. 
We continued to process our bungalow sales and let 
our apartments. We adopted the National Housing 
Federation Code of Governance. We updated our 
complaints policy in line with the new Complaints 
Handling Code introduced by the Housing Ombudsman 
Scheme in September 2020.  In following government 
guidance to work from home, we very quickly 
introduced electronic systems to support home working 
for the staff team. We worked closely with the board to 
manage and mitigate the principal and emerging risks 
during this year. We successfully implemented our 
business continuity plan and moved swiftly to keep our 
residents safe, our services running and our finances 
under control.

I want to extend my thanks to each and every staff 
member across Glebe for their dedication and hard 
work throughout this year.

I want to thank our residents for their resilience and 
cooperation over the past year as we have done our best 
to keep them safe and follow the government guidance.

I give thanks to our volunteers and the wider 
community who also supported us.

I also pay tribute to our dearly departed Chair, Sue 
Daniels. Sue was a very generous and warm individual 
and we all miss her and remember her.

A real positive of the pandemic has been the way that 
our residents have met new neighbours and friends as 
they were confined to Bencurtis Park. It is the small 
things that matter when the world is at odds, and I have 
received wonderful letters of thanks from residents 
throughout the year. The kindness and cooperation 
we have seen from residents has highlighted the 
strength of our relationship with our residents and the 
strong community we have here at Glebe working in 
partnership for the good of all.

Whilst we have all focussed on surviving the pandemic, 
we can now return our focus to supporting the thriving 
community that is Glebe. 

As we look to the year ahead, we prioritise investment 
in our assets, engagement with our residents and 
continued sustainability and growth.

PATRICIA GOAN CHIEF EXECUTIVE
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This year we retained our ‘good’ 
rating with the Care Quality 
Commission (CQC).

Glebe Court Nursing Home
This was without a doubt the most challenging year 
that Glebe Court, its residents, their families and 
our employees have ever experienced.  The home 
was excellently led through this year by Susan Hill, 
Registered Manager and her staff team.  All of our 
employees worked seamlessly as one team, going the 
extra mile to ensure our residents were cared for and 
supported through this difficult year.  We were one of 
the first homes to invest in a ‘Visitor Pod’ which allowed 
families to continue to see their loved ones throughout 
the pandemic, protected and safe.  We have maintained 
our Care Quality Commission (CQC) ‘good’ rating and 
we have had positive inspections from the London 
Borough of Bromley Contract and Compliance team and 
numerous successful external assurance audits. We have 
maintained our close relationship with St Christopher’s 
Hospice.  We received an ‘outdoor social distanced’ 
visit from the Mayor of Bromley with a letter of 
commendation for our work in caring for our residents 
during the pandemic.

We invested in technology to ensure family members 
could remain in contact with their loved ones during 
lockdown. We utilised WhatsApp and Facebook platforms 
to build communication with families and keep them 
updated. Our staff performed dances on ‘Tik Tok’ to keep 

everyone entertained. The staff team entertained the 
residents with songs and dances when we could no longer 
have entertainers in the home. Over the year although 
locked down we arranged concerts in the garden to 
brighten up the days for our residents.

We nursed a number of our residents through Covid and 
set up a Covid wing in the home to manage infection 
control. 

The occupancy levels in the home naturally fell 
significantly over the year; the board of Glebe continued 
to support the home through these financially 
challenging times.

In the latter part of the year, we commenced a 
redecoration programme in the home which has 
brightened the place up.

Although we did our best to keep a smile on the faces of 
our residents, we said goodbye to too many during the 
pandemic. A remembrance tree was placed in the home 
to remember those we lost.

There are no words for the devastation that the 
Coronavirus wreaked upon us, the resilience of our 
residents was exemplary. We are thankful to our staff for 
their commitment and flexibility over the past year and 
we remember all those that we lost.
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These included:

• Extensive safety works across the site to prevent 
contamination and spread of the virus

• Internal redecoration of the communal corridors at 
Sarjeant and Willis Court 

• Servicing of 70% of the windows within Sarjeant and 
Willis Court

• Installation of 2 new kitchens in Sarjeant and Willis 
Court 

• Installation of additional Warden Office in Willis Court

• Redecoration of Adams Hall restaurant

• Upgrading the gate entry system to our site

• Replacing and upgrading fire doors within Glebe Court 
Nursing Home

• Installation of a new main boiler in Glebe Court 
Nursing Home

• Installation of the Visitor Pod in Glebe Court Nursing 
Home

• Internal redecoration works to Glebe Court Nursing 
Home communal areas

• Internal redecoration and refurbishment of bedrooms 
in Glebe Court Nursing Home

We achieved 98% satisfaction score from our residents 
for the repairs we have carried out. 

We continue to invest in our buildings and utilise our 
maintenance operatives where ever possible to ensure 
value for money.

Asset management and investment
Despite the Covid 19 Pandemic we have continued to undertake a degree of 
asset investment and progressed works throughout the year.
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Financial performance
and value for money

Measurement 2017/18 2018/19 2019/20 2020/21 Rank

Reinvestment 10% 31% 36% 1% 4

Return on capital employed (ROCE) 5.4% 5.3% 0.3% -1.9% 4

Gearing -98% -49% 5% 8% –

Arrears as a percentage of the annual rent roll 0.05% 0.06% 0.5% 0.34% 1

Rent collection as a percentage of the annual rent roll 99.87% 99% 100% 102.4% 1

Void losses 1.06% 0.3% 1.0% 1.16% 1

It is important for us to measure our performance  
in certain key areas so that we can be sure that we  
are efficient and effective.

We ‘benchmark’ the out-turn we achieve at the end  
of the year with other smaller associations.

Reinvestment
Whilst the pandemic impacted the progress of some of 
our contracts during the year we invested £0.4M on our 
Asset Maintenance Programme for the year. We spent 
£259,638 on our homes in 2020/21. We had 11 voids to 
refurbish in the period. 

Average spend per property on day to day repairs and 
empty homes £1,040 
National Small HA’s £762
Average spend per property on planned works £660
National Small HA’s £1,167

Gearing
The net debt as a percentage of the carrying value of 
housing properties. At 31 March 2021 the net debt was 

£714,083 and cash balance of £2.1m compared to a long-
term loan balance of £2.7m. The gearing for 2020/21 
increased following a refinancing of a loan for five years 
which included using cash to repay part of the long-term 
loan balance.

Income management
At the end of March 2021, our arrears as a percentage of 
the rent roll stood at 0.3% compared to 0.5% the previous 
year. Our rent collection was 102.4%.

Return on capital employed (ROCE)
As there was an operating deficit for the year due to losses 
at the Nursing Home, higher depreciation charges and 
management costs the return on capital employed is negative.

Needs

updatin
g
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Surplus/Deficit
We are reporting a deficit in the current year and the 
pandemic has adversely impacted our income. We are not 
alone in this impact as many care home providers have 
been impacted in similar ways. We have had a higher 
number of deaths in our care home during the pandemic 
and experienced less new resident arrivals as a result 
of lockdown. The knock on effect has been a reduction 
in fee income whilst carrying the same operational 
overheads as when fully occupied. We anticipated these 

losses and controlled the expenditure and loss as planned 
in the full knowledge that we would not generate a 
surplus in this extraordinary year.

Income Sheltered Housing
We improved our income with a 102% collection rate.

3
bungalow 
sales.

98%
of residents  
satisfied  
with repairs.

1,591
repairs 
completed.

9.5
rating in 
Carehome.co.uk

75%
occupancy at 
Glebe Court. 20,000

wellbeing 
calls made to 
residents’.

11
new 
tenancies.
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Accounts
The following summary is an extract from Glebe Housing Association’s full accounts for the 
year ended 31 March 2021. The full accounts have been audited and contain an unqualified 
audit report. The accounts were approved on 1 September 2021 and a full set of accounts is 
available on request.

Statement of financial position as at 31 March 2021
 NOTES 2021 2020
  £ £

Assets
Tangible fixed 
Housing properties 7a 8,889,169 9,163,027
Other fixed assets 7b 2,276,424 2,363,519
Total tangible fixed assets  11,165,593 11,526,546

Current
Stocks and work in progress 8 4,804 4,804
Debtors 9 127,576 92,843
Current asset investments 10 515,607 1,499,476
Cash at bank and in hand  1,586,233 1,351,721
Total current assets  2,234,220 2,948,844

Creditors
Amounts falling due within one year 11 (333,910) (1,365,681)

Net current assets  1,900,310 1,583,163

Total assets less current liabilities  13,065,903 13,109,709

Creditors
Amounts falling due after more than one year 12 (3,798,005) (3,417,391)

Provision for liabilities
Multi-employer pension scheme defined benefit liability 16 (756,000) (395,000)

Net assets  8,511,898 9,297,318

Capital and reserves   
Called up share capital 17 27 37
Revenue reserve 18 8,511,871 9,297,281

  8,511,898 9,297,318
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For the year ended 31 March 2021

Board
Daniel Blake 
Aida Abou-Rahme 
Gordon Coates 
Sue Daniels (Chair) 
Helen Martin 
Patricia Michael Forrester 
Michael Rourke 
James Smith 
David Walker 
Deborah White (resigned Sept 20)

Honorary President
Robert Ashby (not a board member)

Chief Executive and Company Secretary
Patricia Goan

Bankers
Lloyds Bank plc 
Andover BX1 1LT

Auditor
RSM UK Audit LLP Portland 
25 High Street West Sussex RH10 1BG

Registered office and principal place of 
business
Bencurtis Park, Corkscrew Hill 
West Wickham, Kent BR4 9QD

Statutory registrations
Charity and Society registered with the Co-
operative and Community Benefit Societies (No 
19874R)

Regulator of Social Housing
No L0664

Board members, officers,
advisors and bankers
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Glebe Housing Association Ltd
Glebe House, Bencurtis Park
Corkscrew Hill, West Wickham
Kent BR4 9QD

T: 020 8777 1122
F: 020 8777 0810

www.glebehousingassociation.co.uk


