





























Notes
(Forming part of the financial statements, year ended 31 March 2009)

7. SURPLUS ON SALE OF PROPERTIES

Property Other Total Total
staircasing property 2009 2008
ownership sales
sales
£m £m £m £m
Group
Cost of sales (17) (7.8) (9.5) (21.0)
17) (78) (9.5) (21.0)
Proceeds 29 18.7 21.6 393
Surplus on sale 12 10.9 12.1 183
Share of joint ventures
(Loss)/surplus on sale - (0.2) (0.2) 09
8.INCOME FROM OTHER FIXED ASSET INVESTMENTS
Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Income from joint ventures 0.3 05 - -
9. OTHER INTEREST RECEIVABLE AND SIMILAR INCOME
Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Bank interest 1.7 0.8 - -
Loan amortisation on consolidation 0.9 0.9 - -
Other 1.7 21 - -
4.3 3.8 - _
Share of joint ventures 0.1 0.2 - -
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

10. OTHER FINANCE INCOME

Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Expected return on pension scheme assets 2.4 2.4 24 2.4
Interest on pension scheme liabilities (2.4) (2.0) (2.4) (2.0)
- 0.4 - 0.4
11. INTEREST PAYABLE AND SIMILAR CHARGES
Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
On bank loans and overdrafts 70.3 52.7 - -
Less finance costs capitalised (see below) (37.1) (24.1) - -
Amortisation of loan costs 0.7 1.0 - -
33.9 29.6 - -
Share of joint ventures
On bank loans, overdrafts and other loans 10.6 105 - -

Finance costs have been capitalised into tangible fixed assets at a rate of 6.0% (2008: 5.99%).



Notes

(Forming part of the financial statements, year ended 31 March 2009)

12. TAXATION

Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Analysis of charge in period
UK corporation tax
Current tax on income for the period - - = -
Adjustments in respect of prior periods - (0.2) = (0.1)
Total current tax - (0.1) - (0.1)
Deferred tax (see note 18)
Origination of timing differences (2.1) (1.0) - -
Total deferred tax (2.1) (1.0) - -
Tax on surplus on ordinary activities (2.1) (1.1) - (0.1)

Factors affecting the tax charge for the current period:

The current tax charge for the period is higher (2008: lower) than the standard rate of corporation tax in the UK (28%, 2008: 30 %). The differences are

explained below:

Current tax reconciliation

(Deficit)/surplus on ordinary activities before tax (0.7) 10.9 0.2 13
Corporation tax at 28% (2008: 30%) (0.2) 33 0.1 0.4
Effects of:
Expenses not deductible for tax purposes - 0.6 - 01
Surplus covered by charitable exemption (3.0) (5.2) - -
Capital allowances for period in excess of depreciation (0.1) (0.1) (0.1) (0.1)
Utilisation of tax losses (0.1) - (0.1) (0.2)
Unutilised losses carried forward 3.3 15 - -
Adjustment - pension contributions 0.1 (0.1) 0.1 (0.2)
Adjustments to tax charge in respect of previous periods - (0.1) - (0.1)
Total current tax charge (see above) - (0.1) - (0.2)

Factors that may affect future current and total tax charges:

No provision has been made for deferred tax assets on trading losses. The total amount unprovided for is £2.0m. At present, it is not envisaged that these

tax losses will be utilised in the foreseeable future.
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Notes

(Forming part of the financial statements, year ended 31 March 2009)

13. TANGIBLE FIXED ASSETS

Housing Housing Short Shared Shared Total
properties properties leasehold ownership ownership
held for under held for housing properties
letting  construction letting properties under
construction
£m £m £m £m £m £m
Group
Cost
At beginning of year 12257 456.6 16 1522 1170 1,953.1
Additions - work done 6.5 273.8 - - 731 353.4
Additions - completed properties 79 - - - - 7.9
Acquired on acquisition - completed properties 34.6 - - - - 34.6
Disposals (73) - (0.1) (34.1) - (41.5)
Transfers between items 255 (25.1) - (26.9) 26.5 -
Transfers from current assets - - - (22.7) 353 12.6
Properties completed 1879 (187.9) - 155.8 (155.8) -
At end of year 1,480.8 5174 15 2243 96.1 2,320.1
Capital grant
At beginning of year 6075 1311 0.7 75.0 19.8 834.1
Acquired on acquisition 16.5 - - - - 16.5
Received during year 0.9 653 - - 213 875
On disposals (6.6) - - (6.5) - (13.1)
Transfers between items 1.0 (5.6) - (3.0) 76 -
Transfers on completion 91.2 (91.2) - 30.7 (30.7) -
At end of year 710.5 99.6 0.7 96.2 18.0 925.0
Depreciation and impairment
At beginning of year 233 41 0.1 - - 27.5
Charge for year 4.7 - - - - 4.7
Impairment 0.9 3.0 - - - 3.9
Ondisposals (0.1) - - - - (0.1)
At end of year 28.8 71 0.1 - - 36.0
Net book value
At 31 March 2009 741.5 410.6 0.8 128.1 78.1 1,359.1
At 31 March 2008 594.9 3214 0.8 772 97.2 1,091.5




Notes

(Forming part of the financial statements, year ended 31 March 2009)

13. TANGIBLE FIXED ASSETS (continued)

Housing properties have been subject to an impairment review. Value in use is based upon net present values, using a discount rate of 5% and an appraisal

period of 30 years and properties are written down to the higher of value in use or net realisable value.

Included in the cost of tangible fixed assets is £37.1m (2008: £24.1m) in respect of capitalised finance costs at an average of 6.0 % (2008: 5.99%).

Group Group
2009 2008
£m £m
The net book value of housing properties comprises:
Freehold 1,300.9 1,033.6
Leasehold 58.2 579
1,359.1 1,091.5
Spend on major repairs on existing properties 14.9 161
Capitalised (6.5) (5.5)
Expensed through the income and expenditure account 8.4 10.6
14. INTANGIBLE FIXED ASSETS
Goodwill
£m
Cost
Acquisition 0.2
At end of year 0.2
Amortisation
Charged in year -
At 31 March 2009 _
Net book value
At 31 March 2009 0.2

The fair values of intangible assets acquired as part of a business are determined by reference to market value. Goodwill is amortised over 10 years, being the
period over which the Group is expected to derive benefit.
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Notes

(Forming part of the financial statements, year ended 31 March 2009)

15. FIXED ASSET INVESTMENTS
a) Subsidiary undertakings

The undertakings in which the company's interest at the year end is more than 20% are as follows:

Subsidiary undertakings

Paddington Churches Housing Association Limited

Country of incorporation

Industrial & Provident Society

Principal activity

Registered social landlord

Class and percentage of
shares held

Nil-managed on a unified basis

PCHA Building Services Limited* United Kingdom Dormant Ordinary-100%
PCHA Management Services Limited* United Kingdom Dormant Ordinary-100%
Cymbeline Court Residents Association Limited* United Kingdom Dormant Ordinary-100%

European Urban St. Pancras 2 Limited*

United Kingdom

Commercial property
investment

Ordinary-100%

Pathmeads Housing Association Limited

Industrial & Provident Society

Registered social landlord

Nil-managed on a unified basis

Pathmeads Residential Limited*

United Kingdom

Property management

Ordinary-100%

Springboard Housing Association Limited

Industrial & Provident Society

Registered social landlord

Nil-managed on a unified basis

Genesis Community Foundation

United Kingdom

Charity-social regeneration

Nil-managed on a unified basis

Genfinance Limited

Industrial & Provident Society

Treasury

Ordinary-100%

Geninvest Limited

United Kingdom

Non-regulated investments

Ordinary-100%

Genesis Purchasing Limited United Kingdom Procurement Ordinary-100%

Larden New Homes Limited* United Kingdom Acquisition and development  Ordinary-100%
of site at Larden Road

Central Chelmsford Development Agency Limited*  United Kingdom Property development Ordinary-100%
and investment

Stoke Quay New Homes Limited* United Kingdom Property development Ordinary-100%
and investment

Choices for Grahame Park Limited* United Kingdom Acquisition and development  Ordinary-100%
of site at Grahame Park

Pathmeads Property Services Limited* United Kingdom Property repairs and Ordinary-100%

maintenance

Genesis Housing Management Limited*

United Kingdom

Dormant

Ordinary-100%

Silver Property Development Company Limited*

United Kingdom

Property development
and investment

Ordinary-100%

St. Matthew Housing Limited*

Industrial & Provident Society

Registered social landlord

Nil-managed on a unified basis

Shenstone Services Limited* United Kingdom Property repairs and Ordinary-100%
maintenance
Genesis Homes Development LLP* United Kingdom Property development 100%

*held indirectly



Notes
(Forming part of the financial statements, year ended 31 March 2009)

15. FIXED ASSET INVESTMENTS (continued)

On 1 April 2008 the Group acquired St. Matthew Housing Limited, an Industrial and Provident Society and registered social landlord. The resulting negative
goodwill of £15.2m was capitalised and will be recognised as income over 100 years or on disposal of the underlying properties. The reason for selecting this
period is to amortise the goodwill over the expected life of the properties.

Book value  Revaluation Fair value

£m £m £fm
Fixed assets
Properties 35 14.6 18.1
Other tangible fixed assets 0.5 - 05
Current assets
Debtors 0.4 - 0.4
Total assets 4.4 14.6 19.0
Liabilities
Creditors (3.8) - (3.8)
Total liabilities (3.8) - (3.8)
Net assets 0.6 14.6 152
Negative goodwill (15.2)

Purchase consideration and costs of acquisition -

The housing properties were valued at existing use value for social housing and the office building at market value.

In its previous financial year to 31 March 2008, St. Matthew Housing Limited made a deficit of £2,172,000.
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

15. FIXED ASSET INVESTMENTS (continued)

On 1 August 2008 the Group acquired all of the ordinary shares of Shenstone Services Limited. The resulting goodwill of £0.2m was capitalised and will be

written off over 10 years. The reason for selecting that period is to amortise over the period in which the Group is expected to derive benefit.

Book value
and their
fair value

£fm
Fixed assets
Other tangible fixed assets 02
Current assets
Debtors 0.7
Total assets 0.9
Liabilities
Creditors (0.9)
Total liabilities (0.9)
Net assets -
Goodwill 0.2
Purchase consideration and costs of acquisition 0.2

The acquired undertaking made a loss of £70,000 from the beginning of its financial year to the date of acquisition. In the previous financial year

commencing on 1 January 2007, the loss was £168,000.



Notes
(Forming part of the financial statements, year ended 31 March 2009)

15. FIXED ASSET INVESTMENTS (continued)
On 1 April 2008, the Group acquired all of the ordinary shares of Silver Property Development Company Limited.

Book value  Revaluation Fair value
£m £m £m

Current assests
Stock 15 4.5 6.0
Debtors 0.2 - 0.2
Total assets 17 45 6.2
Liabilities
Creditors (2.0) - (2.0)
Total liabilities (2.0) - (2.0)
Net (liabilities)/assets (0.3) 45 42
Goodwill B
Purchase consideration and costs of acquisition 4.2

Silver Property Development Company Limited has an accounting reference date of 31 October.

Capital and reserves at 31 October 2008 were nil and results for the year ended 31 October 2008 were £0.2m.

The acquired undertaking made a loss of £77,000 from the beginning of its financial year to the date of acquisition. In its previous financial year commencing

on 1 November 2006 the loss was £79,000.

Genesis Report and Financial Statements 2009

39



40

Notes

(Forming part of the financial statements, year ended 31 March 2009)

15. FIXED ASSET INVESTMENTS (continued)

b) Associated undertakings
Participating interests

Logic Homes Limited

Country of incorporation

United Kingdom

Principal activity

Joint venture with house
builders and architects

Class and percentage of
shares held

Ordinary-12.5%

Low C Living Limited*

United Kingdom

Property development

Ordinary-33.3%

* held indirectly

c) Joint ventures

Participating interests Country of incorporation Principal activity Percentage
Grainger Geninvest [LP* United Kingdom Property investment 50%
Grainger Geninvest No 2 (2000) LLP* United Kingdom Property investment 50%
Gentect Ridgemond Park LLP* United Kingdom Property development 25%
Quintessential Homes (Wembley) LLP*  United Kingdom Property development 25%
Bishopsgate Apartments LLP* United Kingdom Property development 50%
* held indirectly
2009
£m
Group
Share of assets
Share of fixed assets 139.8
Share of current assets 28.9
168.7
Share of liabilities
Liabilities due within one year or less (9.8)
Liabilities due after more than one year (160.0)
Share of net liabilities (1.1)
The following joint ventures do not have co terminus year ends with the Group:
Year end Capital & reserves Results
Grainger Geninvest LLP 30 September 2008 £4.7m £(3.8)m
Grainger Geninvest No 2 (2006) LLP 30 September 2008 £(10.9)m £(10.9)m
Group £m
Loans to joint ventures
At beginning of the year 153
Additions 0.5
At 31 March 2009 15.8

Loans to joint ventures at 1 April 2008 have been restated to include amounts previously shown in Debtors due after more than one year.



Notes
(Forming part of the financial statements, year ended 31 March 2009)

15. FIXED ASSET INVESTMENTS (continued)

d) Listed investments at market value

£m
Group
At beginning of year 11
Net losses (0.3)
At end of year 0.8
Historical cost at 31 March 2009 1.3
16. OTHER FIXED ASSETS
Commercial Freehold Office Motor Office Key Tenants' Total
properties office  improvements vehicles  furniture and workers’ furniture
premises computer furniture
equipment
£m £m £m £m £m £m £m £m
Group
Cost
At beginning of year 33 72 3.2 0.2 51 0.8 15 21.3
Acquired on acquisition - 1.8 - 01 01 - - 2.0
Additions - 0.1 01 - 25 - 0.2 29
Disposals - (0.1) - - (0.4) - - (0.5)
At end of year 33 9.0 33 03 73 0.8 17 25.7
Capital grant
Acquired on acquisition - 13 - - - - - 1.3
At 31 March 2009 - 13 - - - - - 1.3
Depreciation and impairment
At beginning of year 0.7 13 1.4 0.2 1.8 07 0.7 6.8
Charge for year - 0.1 03 - 1.0 - 0.2 1.6
On disposals - - - - (0.3) - - (0.3)
Reversal of past impairments (0.6) - - - - - - (0.6)
At end of year 0.1 1.4 17 0.2 25 0.7 0.9 7.5
Net book value
At 31 March 2009 3.2 6.3 1.6 0.1 4.8 0.1 0.8 16.9
At 31 March 2008 2.6 5.9 18 - 33 0.1 0.8 14.5
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

16. OTHER FIXED ASSETS (continued)

Office Office Total
improvements  furniture and
computer
equipment
£m £m £m
Company
Cost
At beginning of year 27 39 6.6
Additions 0.1 1.4 1.5
Disposals - (04) (0.4)
At end of year 2.8 4.9 7.7
Depreciation
At beginning of year 0.9 0.9 1.8
Provided in year 03 0.6 0.9
Disposals - (0.4) (0.4)
At end of year 12 11 2.3
Net book value
At 31 March 2009 1.6 3.8 5.4
At 31 March 2008 1.8 3.0 4.8
17. HOUSING PROPERTIES, STOCK FOR RESALE AND WORK IN PROGRESS
2009 2008
£m £m
Group
Low cost home ownership properties - for sale 31.3 8.7
Low cost home ownership properties - under construction 46.6 81.0
Outright sale properties —for sale 6.1 -
Outright sale properties — under construction 58.2 54.1
Other 21.6 15.4
163.8 159.2
Impairment
At beginning of year 1.7 -
Charge for year 3.6 17
At end of year 5.3 17
Net book value 158.5 1575




Notes
(Forming part of the financial statements, year ended 31 March 2009)

18. DEBTORS
Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Amounts receivable within one year:
Rent and service charge arrears 23.9 199 - -
Provision for bad and doubtful debts (9.9) (7.6) - -
14.0 12.3 - _
Amounts owed by group undertakings - - 741 85.5
Amounts owed by undertakings in which the Group/Company 6.9 211 - -
has a participating interest
Trade debtors 6.0 9.7 - -
Other debtors 7.5 46.8 1.3 21
Prepayments and accrued income 1.2 1.6 0.3 1.0
35.6 915 757 88.6
Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
(restated -

see note 15¢)

Amounts receivable after more than one year:

Other debtors 13 0.1 - -
Pension debtor - 0.1 - 0.2
Deferred tax assets 5.0 2.9 - -
Prepayments and accrued income 1.7 2.0 - -
8.0 51 — 0.2
2009 2008
£m £m
Deferred tax assets
Group
In respect of tax losses
At beginning of year 2.9 21
Credit to the income and expenditure account for the year 21 0.8
At end of year 5.0 29

The tax losses will be utilised against future profits.
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

19. INVESTMENTS (HELD AS CURRENT ASSETS)

Other investments

Group
2009
£m

8.4

Group
2008
£m

7.8

Company
2009
£m

Company
2008
£m

Included in the above are cash at bank charged to lenders of £5.9m (2008: £5.7m) and cash at bank held for leaseholders of £2.1m (2008: £2.0m).

20. CREDITORS: AMOUNTS FALLING DUE WITHIN ONEYEAR

Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Housing loans 2.0 2.6 - -
Guaranteed non-recourse housing loans 1.0 23 - -
Total housing loans (see note 21a and 21b) 3.0 4.9 - -
Bank overdrafts 0.3 19.1 - 19.1
Trade creditors 13.4 8.8 1.0 35
Amounts owed to group undertakings - - 75.8 69.1
Amounts owed to undertakings in which the Group/Company has a participating interest 2.2 183 - -
Taxation and social security 13 0.8 0.6 0.7
Other creditors 35.2 21.0 11 0.8
Capital grant recycling fund (see note 21c¢) 0.3 2.0 - -
Disposal proceeds fund in respect of right to acquire sales (see note 21c) 0.9 - - -
Accruals and deferred income 22.5 24.0 3.1
79.1 98.9 81.6 93.2




Notes

(Forming part of the financial statements, year ended 31 March 2009)

21. CREDITORS: AMOUNTS FALLING DUE AFTER MORETHAN ONEYEAR

Group Group Company Company

2009 2008 2009 2008

£m £m £m £m

Housing loans 1,360.5 1,100.2 - -

Guaranteed non-recourse housing loans 77 76 - -
Amounts owed to group undertakings - -

Other creditors 6.4 170 0.4 0.6

Capital grant recycling fund (see below) 6.0 76 - -

Disposal proceeds fund in respect of right to acquire sales (see below) 3.5 29 - -

Cyclical and major repairs fund 3.7 3.6 - -

1,387.8 1,138.9 0.4 0.6

The maturity of the housing loans is as follows:
Group
(a) Housing loans

Housing loans from local authorities, building societies and other lending institutions are secured by specific charges on the Group's housing properties
and are repayable at varying rates of interest as follows:

2009 2008
£m £m
Repayable by instalments
Within one year 0.9 2.6
In the second to fifth years 30.9 150.3
Over five years 1,103.0 898.8
1,134.8 1,051.7
Not repayable by instalments
Within one year 1.1 -
In the second to fifth years 107.0 -
Over five years 123.0 52.8
231.1 52.8
Less unamortised loan costs (6.7) (5.0)
Add loan premium 3.3 33
227.7 511

Genesis Report and Financial Statements 2009 45



46

Notes
(Forming part of the financial statements, year ended 31 March 2009)

21. CREDITORS: AMOUNTS FALLING DUE AFTER MORE THAN ONE YEAR (continued)
b) Guaranteed non-recourse housing loans

These loans have been guaranteed by local authorities and relate to specific properties. The rental stream receivable from the local authorities is
guaranteed by them to cover the loans and interest payments. They are index-linked and are secured by fixed charges on the relevant properties.
They are repayable as follows:

2009 2008
£m £m
Repayable by instalments
Within one year 1.0 23
In the second to fifth years 3.0 31
Over five years 4.7 4.5
87 9.9
(c) Capital grant recycling fund and disposal proceeds fund in respect of right to acquire sales
2009 2008
£m £m
Capital grant recycling fund:
Due within one year 0.3 2.0
Due after more than one year 6.0 7.6
Disposal proceeds fund in respect of right to acquire sales:
Due within one year 0.9 -
Due after more than one year 3.5 2.9
10.7 125
Reconciliation of movement during year:
At beginning of year 125
Grants recycled 4.1
Interest accrued 0.3
New build (2.8)
Major repairs and works to existing stock (3-4)
At end of year 10.7
Amount due for repayment to the Homes and Communities Agency =
(d) Derivative transactions
The Group has entered into derivative financial contracts as follows:
Principal Fair value Principal Fair value
2009 2009 2008 2008
£m £m £m £m
Stand alone contracts
Interest rate swap contracts with options 70.0 (14.9) 70.0 1.8
RPI swap contracts 86.0 (19.0) 150.0 16.0

Basis swap 70.0 (0.3) -




Notes

(Forming part of the financial statements, year ended 31 March 2009)

21. CREDITORS: AMOUNTS FALLING DUE AFTER MORE THAN ONE YEAR (continued)
Interest rate swaps

The interest rate swap counterparties have an option to cancel the transactions in January 2012, the first exercise date and at fixed dates thereafter. If they do
not cancel on the exercise date, the notional amount is doubled and remains at the same fixed rate. The counterparty can only double the notional amount
on the first exercise date. Once cancelled there are no further commitments. The Group anticipates that the swaps will not be cancelled on the exercise date
based on the existing forward interest rate curve.

RPI swaps

The Group pays RPI plus a margin and receives 3 month Libor with the RPI rate reset annually in September. The current RPI forecast for September 2009
is minus 2% which would result in the counterparties paying Genesis for the period from 1 April 2010.

Basis swap

The basis swap matured in April 2009.

Principal Principal
2009 2008
£m £m

Contracts embedded in housing loans
Embedded fized rate contracts 447.2 167.2
Fixed rate contracts with options 140.0 140.0
Embedded RPI contracts 72.7 87
Total 659.9 315.9

The options on the fixed rate embedded contracts allow the counterparties to cancel or re-price the contracts. The first cancellation date option date is
August 2009 and the counterparty can cancel every 3 months thereafter. The next cancellation option date is January 2012 and every fifth anniversary
thereafter. If they do not cancel on the exercise date, the notional amount is doubled and remains at the same fixed rate. The counterparty can only double
the notional amount on the first exercise date. Once cancelled there are no further commitments. The Group anticipates that the swaps will not be cancelled
on the exercise date based on the existing forward interest rate curve. The first re-price date is March 2018 and then every 2 years thereafter. The Group does
not have to accept the re-price on this transaction.

22. PROVISIONS FOR LIABILITIES

2009
£m
Group
At beginning of year 4.6
Utilised during year (0.8)
Charge to the income and expenditure account for the year 0.2
At end of year 4.0

Provisions are made to meet liabilities which are expected to arise in future years but are of uncertain timing or amounts. Arrears provisions are made and
systematically reviewed on an ongoing basis taking into consideration current market conditions, historical write offs and other particular known factors
which can affect payment of the amounts.

The Group has an obligation under certain leases with landlords to make good dilapidations to properties under short leasehold for letting when they are
handed back. The provision is based on the Group’s estimated liability for dilapidation costs over the term of the lease.
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

23. MEMBERS
2009 2008
No. No.
Company
At beginning of year 57 57
Shares cancelled (18) -
At end of year 39 57

The company is limited by guarantee and is registered under the Companies Act 1985. In the event of winding up, members’ liability is limited to £1 each.

24. NEGATIVE GOODWILL

2009
£m

Group
Cost
At beginning of year 385
Additions 15.2
At end of year 53.7
Amortisation
At beginning of year 1.6
Amortised in the year 0.4
At end of year 2.0
Net book value
At 31 March 2009 51.7
At 31 March 2008 36.9

Negative goodwill arising on the acquisition of Springboard Housing Association Limited in April 2005 and St. Matthew Housing Limited in April 2008
represents the excess of the fair value of the non-monetary assets acquired over the nil purchase price paid. An amount equal to the fair value of the
non-monetary assets acquired is being released to the income and expenditure account commensurately with the recovery of the non-monetary assets
acquired, whether through depreciation or sale. In the absence of property sales, negative goodwill relating to the acquisition of Springboard Housing
Association Limited and St. Matthew Housing Limited is amortised over the remaining useful lives of the underlying housing properties, being 100 years.



Notes

(Forming part of the financial statements, year ended 31 March 2009)

25. RESERVES

Revaluation Designated Restricted Revenue Total
reserve reserves reserves reserve
(investment

properties)
£m £m £m £m £m
Group
At beginning of year 378 73 11 1134 159.6
(Deficit)/surplus for the year - - (0.3) 1.0 0.7
Actuarial loss recognised in the pension schemes - - - (6.5) (6.5)
Unrealised reduction in revaluation of joint ventures investment properties (34.1) - - - (34.1)
Transfers (1.2) - - 12 -
At end of year 25 73 0.8 109.1 119.7
Company
At beginning of year - - - (3.2) (3.2)
Surplus for the year - - - 0.1 0.1
Actuarial loss recognised in the pension schemes - - - (6.5) (6.5)
At end of year - - - (9.6) (9.6)
2009 2008
£m £m
Designated reserves
Major repairs reserve 5.5 55
Self insurance reserve 0.8 0.8
Development reserve 1.0 1.0
73 /3

Designated reserves

There has been no movement on any of these designated reserves during the year. There may be movements in future years, as circumstances arise as
described below.

Major repairs reserve: A reserve fund has been set up designated for repairs to properties, mainly to fund major repairs for those schemes for which grant is
not available. Appropriate amounts are transferred from this reserve to the revenue reserve to cover major repairs costs incurred.

Self insurance reserve: Reflecting the fact that a group entity, Paddington Churches Housing Association Limited has a higher than customary level of excess
on insurance, this reserve is maintained to cover the possible cost of any unforeseen claims which fall within the policy excess amount.

Development reserve: Under the terms of agreements with the London Boroughs of Camden and Brent, index-linked loans have been raised for the
purchase and development of three schemes. These properties have been leased back to the London Boroughs of Camden and Brent for variable rents which
the Councils guarantee to be sufficient to finance the mortgage repayments and related management costs. In exchange for these guarantees, PCHA is
committed to using any surplus funds arising from the development of the schemes for the benefit of other properties owned by PCHA within the
boundaries of the London Boroughs of Camden and Brent. For this reason such funds are shown as a separate development reserve.

Restricted reserves

Restricted reserves relate to funds received by Genesis Community Foundation which will be used in the furtherance of the charitable objectives of the donor,
The Knowles Charitable Trust.
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

26. COMMITMENTS

(a) Capital commitments at the end of the financial year for which no provision has been made, are as follows:

Group Group Company Company
2009 2008 2009 2008
£m £m £m £m
Contracted for and not provided 240.6 437.8 - -
Authorised by the Board and not yet contracted for 5.0 862.7 - -
245.6 1,300.5 - -
The Group expects to finance the above commitments by:
2009 2008
£m £m
Proceeds from property sales 57.6 99338
Capital grant receivable 99.0 306.7
Cash and available loan facilities 89.0 -
245.6 1,300.5
The Group has cash and signed loan commitments available for drawdown of £208.5m.
(b) Annual commitments under non-cancellable operating leases are as follows:
2009 2009 2008 2008
Land and Other Land and Other
buildings buildings
£m £m £m £m
Group
Operating leases which expire:
Within one year 5.7 - 85 -
In the second to fifth years inclusive 40.7 0.1 34.8 -
Over five years 1.9 - 21 03
483 0.1 454 03
Company
Operating leases which expire:
Within one year - - - -
In the second to fifth years inclusive - - - -
Over five years 1.3 - 13 -
1.3 - 13 _




Notes

(Forming part of the financial statements, year ended 31 March 2009)

27. HOUSING UNITS AND BEDSPACES

2009 2008
units units
Group
Under development on site at end of year
Units for rent 2,093 2,090
Low cost home ownership units 893 2,058
Outright sales units 724 1,528
3,710 5,676
Under management at end of year
General needs owned 12,984 13,060
General needs managed on behalf of others 7,948 7328
Supported housing and housing for older people 2,547 2,393
Temporary housing units 4,265 4,741
Low cost home ownership and other leased units 8,156 7164
Key worker accommodation 1,482 1379
Other - non social housing:
- Market let 351 461
— Protected rent 1,098 1,150
~ Leaseholders 89 39
- Intermediate rent 337 -
- Managed for private landlords 457 -
39,714 37,800
Units owned but managed by others 708 548

28. PENSION SCHEMES

During the year the Group was involved with four pension schemes.

Group each contribute between 3.5% and 7.5% of salary. Employees in this
scheme are contracted into the State Earnings Related Pension Scheme.

Genesis Housing Group operated two schemes: The charge to the Group for the year was £640,000 (2008: £493,000).

a) A scheme which is closed to new employees with effect from 1 June
1996, which is a defined benefit scheme (the PCHA 2001 Pension
Scheme) with Scottish Widows plc. Contributions to the scheme are

In addition, Genesis Housing Group participated in the following two schemes:

¢) A defined benefit statutory scheme administered in accordance with the
Local Government Pension Scheme Regulations 1997, as amended.
The last actuarial valuation was at 31 March 2007, with the next formal
triennial valuation due as at 31 March 2010, and is based on the
projected unit method. The Group contributions to the London Pensions
Fund Authority Scheme (LPFA) for two groups of staff amounted to
£78,000 (2008: £107,000).

determined by a qualified actuary on the basis of triennial valuations
using the projected unit method.

A full actuarial valuation was carried out as at 1 June 2007, At that date,
the funding level was 89.5% with a past service deficit of £3.7m. The
trustees have agreed a Statement of Funding Principles for a future
service contribution rate of 24.4% for the sponsoring employer and an
annual contribution of £485,000 from 1 June 2007 over a period of 10
years to fund the past service deficit. Various options are being reviewed
regarding this scheme in order to limit the future liability of the Group.

d) The Social Housing Pension Scheme (SHPS), which is a multi-employer
defined benefit scheme including Genesis Housing Group Limited and
Springboard Housing Association Limited. The Scheme is funded and is
contracted out of the state scheme. The total contributions for the year

The Group contributions to the scheme amounted to £1,028,000, which amounted to £512,000 (2008: £559,000).

includes an annual contribution of £485,000 (2008: £239,000). There were no outstanding or prepaid contributions at either the beginning

b) A scheme, open to all employees starting from 1 June 1996, which is a or end of the financial year.

money purchase scheme with AXA into which the employee and the
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

28. PENSION SCHEMES (continued)

PCHA 2001 Pension Scheme

2009 2008

£m £m

Employee benefit obligations
The amounts recognised in the balance sheet are as follows:
Present value of funded obligations 32.7 319
Fair value of planned assets (24.6) (28.9)
Net liability 8.1 3.0
Amounts in the balance sheet
Liabilities (8.1) (3.0)
The amounts recognised in surplus or deficit are as follows:
Current service cost 0.4 0.4
Interest on obligation 1.9 1.6
Expected return on plan assets (1.9) (2.0)
Total 0.4 -
Actual return on plan assets (8.4) (53)
Changes in the present value of the defined benefit obligation are as follows:
Opening defined benefit obligation 31.9 29.7
Service cost 0.4 0.4
Interest cost 1.9 2.0
Actuarial (gains)/losses (0.8) 0.2
Benefits paid (0.7) (0.4)
Closing defined benefit obligation 32.7 319




Notes
(Forming part of the financial statements, year ended 31 March 2009)

28. PENSION SCHEMES (continued)

2009 2008
£m £m
Changes in the fair value of plan assets are as follows:
Opening fair value of plan assets 28.9 303
Expected return 1.9 2.0
Actuarial losses (6.6) (3.5)
Contributions by members 0.1 01
Contributions by employer 1.0 0.4
Benefits paid (0.7) (0.4)
24.6 289
The Group expects to contribute £0.9m in 2010.
2009 2008
% %
The major categories of plan assets as a percentage of total plan assets are as follows:
UK Equities 40% 47%
FTSE guaranteed equity notes 11% 10%
Overseas equities 1% 1%
Overseas notes 4% 3%
Bonds 18% 30%
Property notes 3% 4%
Property = 4%
Cash 23% 1%
2009 2008
Principal actuarial assumptions at the balance sheet date (expressed as weighted averages):
Discount rate at 31 March 5.75% 5.75%
Expected return on plan assets at 31 March 6.0% 6.5%
Future salary increases 4.0% 4.5%
Future pension increases 3.0% 3.5%
2009 2008 2007 2006 2005
£m £m £m £m £m
Amounts for the current and previous four periods are as follows:
Defined benefit obligation (32.7) (31.9) (29.7) (28.5) (24.3)
Plan assets 24.6 28.9 303 28.7 231
Surplus/(deficit) (8.1) (3.0) 0.6 0.2 (1.2)
Experience adjustments on plan liabilities (0.1) 09 (0.3) (0.3) 15
Experience adjustments on plan assets (6.5) (33) (03) 3.6 33
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

28. PENSION SCHEMES (continued)
London Pension Fund Authority (“LPFA”)

2009 2008
£m £m
Employee benefit obligations
The amounts recognised in the balance sheet are as follows:
Present value of funded obligations 73 76
Fair value of planned assets (6.1) (7.8)
1.2 (0.2)
Present value of unfunded obligations 0.1 (0.1)
Net liability/(net asset) 1.3 (0.1)
Amounts in the balance sheet
Liabilities (1.3) -
Assets - 0.1
Net (liability)/asset (1.3) 0.1
The amounts recognised in surplus or deficit are as follows:
Current service cost 0.1 0.1
Interest on obligation 0.5 03
Expected return on plan assets (0.5) (0.4)
Total 0.1 -
Actual return on plan assets (1.6) (0.2)
Changes in the present value of the defined benefit obligation are as follows:
Opening defined benefit obligation 77 6.5
Service cost 0.1 0.1
Interest cost 0.5 0.4
Actuarial (gains)/losses (0.8) 0.9
Benefits paid (0.1) (0.2)
Closing defined benefit obligation 7.4 77




Notes
(Forming part of the financial statements, year ended 31 March 2009)

28. PENSION SCHEMES (continued)

2009 2008
£m £m
Changes in the fair value of plan assets are as follows:
Opening fair value of plan assets 7.8 5.8
Expected return 0.5 0.4
Actuarial gains/(losses) (2.2) 17
Contributions by members - -
Contributions by employer 0.1 01
Benefits paid (0.1) (0.2)
6.1 7.8
The Group expects to contribute £0.1m in 2010.
2009 2008
% %
The major categories of plan assets as a percentage of total plan assets are as follows:
Equities 57% 60%
Bonds 10% 19%
Property 25% 18%
Cash 8% 3%
2009 2008
Principal actuarial assumptions at the balance sheet date (expressed as weighted averages):
Discount rate at 31 March 6.9% 6.9%
Expected return on plan assets at 31 March 6.4% 7.0%
Future salary increases 4.6% 5.1%
Future pension increases 3.1% 3.6%
2009 2008 2007 2006 2005
£m £m £m £m £m
Amounts for the current and previous four periods are as follows:
Defined benefit obligation (7.4) (77) (6.5) (6.3) (4.9)
Plan assets 6.1 7.8 5.7 51 3.9
Surplus/(deficit) (1.3) 0.1 (0.8) (1.2) (1.0)
Experience adjustments on plan liabilities - (2.2) - - (0.2)
Experience adjustments on plan assets (2.2) 17 0.1 0.7 01
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Notes

(Forming part of the financial statements, year ended 31 March 2009)

28. PENSION SCHEMES (continued)

Social Housing Pension Scheme (“SHPS")
The Group participates in SHPS, a multi-employer defined benefit scheme.
The scheme is funded and is contracted out of the state scheme.

It is not possible in the normal course of events to identify the share of
underlying assets and liabilities belonging to individual participating
employers. It is not possible to analyse the on-going funding deficit by
individual employer due to the nature of the SHPS Scheme. SHPS is a
multi-employer scheme where:

« The assets of the entire SHPS are pooled for investment purposes.

+ Benefits are paid from the total scheme assets and the contribution rate
for all employers is set by reference to the overall financial position of the
scheme rather than by reference to individual employer experience.

As a result of this it is not possible to breakdown scheme assets by
participating employer and accordingly it is not possible to analyse the
on-going funding deficit by individual employer.

Accordingly due to the nature of the Plan, the accounting charge for the
period under FRS 17 represents the employer contribution payable. The
employer contributions over the period were £512,000 (2008: £559,000).

The last formal valuation of the scheme was performed as at 30 September
2008 by a professionally qualified actuary using the projected unit method.
The market value of the scheme's assets at the latest valuation date was
£1,527 million. The valuation revealed a shortfall of assets compared to
liabilities of £663 million, equivalent to a past service funding level of 70%.
The next full actuarial valuation is expected to be carried out as at 30
September 2011.

The financial assumptions underlying the valuation as at 30 September
2008 were as follows:

% perannum

Valuation discount rates

- pre-retirement 7.8
- non pensioner post-retirement 6.2
- pensioner post-retirement 5.6
Pensionable earnings growth 4.7
Price inflation 3.2
Rate of pensions increases

- pre 88 GMP 0.0
- post 88 GMP 2.8
- excess over GMP 3.0

Mortality pre-retirement
- PA92 Year of Birth, long cohort projection,
minimum improvement 1.0

Mortality post-retirement
- 90% S1PA Year of Birth, long cohort projection,
minimum improvement 10

During the accounting period, the Group paid contributions at the rate of
14.7%. Member contributions varied between 5.3% and 7.3%.

Employers joining the scheme after 1 October 2002 that do not transfer any
past service liabilities to the scheme pay contributions at the ongoing future
service contribution rate. This rate is reviewed at each valuation and applies
until the second valuation after the date of joining the scheme, at which point
the standard employer contribution rate is payable. Contribution rates are
changed on the 1 April that falls 18 months after the valuation date.

As aresult of pension scheme legislation there is a potential debt on the
employer that could be levied by the Trustee of the scheme. The debt is due in
the event of the employer ceasing to participate in the scheme or the scheme
winding up.

The debt for the scheme as a whole is calculated by comparing the liabilities
for the scheme (calculated on a buyout basis i.e. the cost of securing benefits
by purchasing annuity policies from an insurer, plus an allowance for
expenses) with the assets of the scheme. If the liabilities exceed assets there is
abuy-out debt.

The leaving employer’s share of the buy-out debt is the proportion of the
scheme’s liability attributable to employment with the leaving employer
compared to the total amount of the scheme’s liabilities (relating to
employment with all the currently participating employers). The leaving
employer’s debt therefore includes a share of any ‘orphan’ liabilities in respect
of previously participating employers. The amount of the debt therefore
depends on many factors including total scheme liabilities, scheme
investment performance, the liabilities in respect of current and former
employees of the employer, financial conditions at the time of the cessation
event and the insurance buy-out market. The amounts of debt can therefore
be volatile over time.



Notes
(Forming part of the financial statements, year ended 31 March 2009)

29. ANALYSIS OF CASH FLOWS

2009 2008
£m £m
Group
Returns on investment and servicing of finance
Income from investments 0.3 0.5
Interest received 3.4 14
Interest paid (76.4) (43.4)
(72.7) (415)
Capital expenditure and financial investment
Cash paid for construction and purchase of housing properties (342.8) (406.7)
Purchase of other tangible fixed assets (2.9) (3.8)
Purchase of investment - (4.0
Sale of housing properties 53.7 393
Capital grant received 875 52.0
Loan to joint ventures (0.5) -
(205.0) (3232)
Acquisitions
Purchase of subsidiary undertakings (4.5) -
Net overdrafts acquired with subsidiaries (0.5) -
(5.0) -
Management of liquid resources
Increase in current asset investments (0.6) (0.5)
Financing
New borrowings 279.4 3939
Repayment of borrowings (19.2) (55.5)
Additional loan costs (2.4) (3.1)
257.8 3353
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Notes
(Forming part of the financial statements, year ended 31 March 2009)

29. ANALYSIS OF CASH FLOWS (continued)

Purchase of subsidiary undertakings

2009
£m
Net assets acquired:
Tangible fixed assets 18.8
Stocks 6.0
Trade debtors 13
Trade creditors (3.9)
Bank overdrafts (0.5)
Loans (2.2)
19.5
Goodwill (15.0)
4.5
Discharged by:
Cash paid 4.5
30. ANALYSIS OF NET DEBT
At beginning Cashflow  Acquisitions Other At end of
of year (excl cash and non cash year
overdrafts) changes
£m £m £m £m £m
Group
Cash in hand and at bank 175 320 - - 49.5
Overdrafts (19.1) 18.8 - - (0.3)
(1.6) 50.8 - - 49.2
Debt due after one year (1,107.8) (261.3) - 0.9 (1,368.2)
Debt due within one year (4.9) 4.8 (2.2) (0.7) (3.0)
(1,114.3) (205.7) (2.2) 02 (1,322.0)
Current asset investments 7.8 0.6 - - 8.4
Total (1,106.5) (205.1) (2.2) 0.2 (1,313.6)

The subsidiary undertakings acquired during the year contributed £112,000 to the Group’s net operating cash flows, paid £138,000 in respect of net returns
on investments and servicing of finance and utilised £57,000 for capital expenditure.



Notes

(Forming part of the financial statements, year ended 31 March 2009)

31. POST BALANCE SHEET EVENTS

Eastwards Trust became a wholly owned subsidiary of Springboard Housing
Association Limited on 1 April 2009.

32. RELATED PARTY DISCLOSURES

For the year ending 31 March 2009, the following related parties had
traded with the Group as follows:

Transactions with associates:

Logic Homes Limited had invoiced the Group £134,000 (2008: £104,000)
for its running costs. Logic Homes Limited is an associate of the Group.

At 31 March 2009, Genesis Housing Group owed Logic Homes Limited £nil
(2008: £nil).

The Group made an interest free loan of £nil (2008: £60,000) to

Low C Living Limited. Low C Living Limited is an associate of the Group.

At 31 March 2009, the loan balance was £nil (2008: £60,000).

Transactions with joint ventures

Grainger Geninvest LLP had been invoiced by the Group £186,000
(2008: £195,000) and £35,000 (2008: £30,000) for management fees
and accounting fees respectively.

Grainger Geninvest No. 2(2006) LLP had been invoiced by the Group

£831,000 (2008: £756,000) and £63,000 (2008: £60,000) for
management fees and accounting fees respectively.

Grainger Geninvest LLP was charged by the Group interest of £704,000
(2008: £706,000) on loan notes held by Geninvest Limited.

Grainger Geninvest No. 2 (2006) LLP was charged by the Group interest of
£340,000 (2008: £341,000) on loan notes held by Geninvest Limited.
Grainger Geninvest LLP and Grainger Geninvest No. 2 (2006) LLP had been
invoiced by the Group £155,000 (2008: £391,000) and £349,000
respectively (2008: £541,000) for maintenance services carried out by
Pathmeads Property Services Limited.

At 31 March 2009 the following related parties had outstanding balances
with the Group:

Grainger Geninvest LLP owed the Group £4,184,000 (2008: £16,808,000).
The Group owed £3,000 to Grainger Geninvest LLP.

Grainger Geninvest No. 2 (2006) LLP owed the Group £2,670,000

(2008: £4,337,000).

Grainger Geninvest LLP owed the Group £6,399,000 (2008: £6,399,000)
on the loan notes.

Grainger Geninvest No. 2 (2006) LLP owed the Group £4m (2008: £4m)
on the loan notes.

Bishopgate Apartments LLP owed the Group £5,379,000
(2008: £4,854,000) in respect of a loan and £5,000 (2008: £5,000)
in respect of expenses paid on its behalf.

The Group owed Grainger Geninvest LLP £nil (2008: £17,641,000).

The Group owed Grainger Geninvest No. 2 (2006) LLP £2,247,000
(2008: £670,000).

At 31 March 2009 the following related parties had outstanding balances
with Genesis Housing Group Limited, the company:

Grainger Geninvest LLP owed the company £1,113,000 (2008: £160,000).

Grainger Geninvest No. 2 (2006) LLP was owed by the company £471,000
(2008: £1,701,000).

33. LEGISLATIVE PROVISIONS

Genesis Housing Group Limited is incorporated under the Companies Act
1985 as a company limited by guarantee (No 3802456) and is registered
with the Tenant Services Authority (No L4286).

Genesis Report and Financial Statements 2009

59



Capital House
25 Chapel Street
London NW15DT

T 0207563 0120

F 020 7563 0430
E info@ghg.org.uk
www.ghg.org.uk

Company Number: 3802456

Front cover photo - Zoe Scott and her children are
new residents of Factory Quarter on Larden Road,
one of our recent developments.

Mixed Sources

Product group from well-managed
forests and recycled wood or fiber
www.fsc.org Cert no. SGS-COC-004075
© 1996 Forest Stewardship Council

¢ X INVESTORS
N v
% _ IN PEOPLE

Tenant Services Authority Number: L4286

Printed with vegetable-based
inks on paper that is FSC certified.
Being Forest Stewardship Council
Certified means that paper stocks
are from well managed source.

ke

v B e e

\





