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To be well-governed is a key commitment in our corporate plan. To ensure this the Association 

applies the Community Housing Cymru Code of Governance undertakes an annual appraisal of 

compliance with the Regulatory Framework for housing associations registered in Wales. The 

Association consider it is fully compliant in all material aspects. We use all reasonable endeavours 

to ensure compliance with all relevant laws. Our procedures are designed to comply and meet 

statutory guidance within areas such as landlord health and safety. 

Taff has consistently achieved and maintained the highest regulatory judgment standards for 

Governance, including tenant services, and Financial Viability, most recently published by 

Welsh Government in March 2024. 

Taff has effective and robust governance arrangements in place that enable us to successfully 

deliver our Strategic Plan and improve our services to tenants and service users.  To support 

our continuous improvement an independent Governance review was carried out to provide a 

Third line of assurance, no key concerns were raised, and a number of strengths were identified, 

however a we are implementing some recommendations around board structure, size and 

tenant influence. 

We have robust financial planning and treasury management procedures in place to ensure 

that we remain viable and that our assets are not put at risk. 

The Board at Taff is made up of non-executive Members and is responsible for the organisation’s 

governance.  The Board meets regularly, including development/ strategy days and training 

sessions.  The Board works closely with Executive Team which is responsible for the day-to-day 

management of Taff’s activities. 

 

 

 

 

 

 

As shown in the above diagram The Board is also supported by three committees that are 

responsible for: Audit and Risk, Remuneration, and Development.  They oversee these specific 

areas of the organisation’s work with scope and responsibilities for each set out in approved 

terms of reference. The Board are remunerated in accordance with regulatory requirements. 



   
 

   
 

 



   
 

   
 

The Board acknowledges its overall responsibility for establishing and maintaining the whole system 

of internal control and for reviewing its effectiveness.  We operate a three lines of defence approach 

to the Internal controls environment, which is designed to minimise, rather than eliminate, the risk of 

failure to achieve business objectives, and to provide reasonable, but not absolute, assurance 

against material misstatement or loss.  

 
Key elements of control include:  

• Board approved terms of reference and delegated authorities for all Committees 

• clearly defined responsibilities for the identification, evaluation and control of significant risks 

• robust strategic and business planning processes supported by stress testing 

• quarterly review of the Association’s risk register by the Audit and Risk Committee 

• detailed financial budgets and forecasts for the current year. 

• Treasury Strategy supported by strong treasury management that is reviewed annually 

• formal recruitment, retention, training and development policies for colleagues and the Board 

• established authorisation and appraisal procedures for significant new initiatives and 

commitments. 

• Board approved Whistleblowing Policy 

• Fraud and, Gifts and Hospitality Registers in place  

• Annual self-evaluation against the Regulatory Framework 

• Internal Audit programme set and monitored by Audit & Risk Committee linked to our Strategic 

risks. 



   
 

   
 

 

15 19 33 Improvement 

    

97% 94% 85% Improvement 

 

• A Business Assurance Framework has been developed and progress throughout has been 
shared with ARC.  We have used the Risk Module on the Decision Time Portal to hold this 
information as a live tool to support the business. 

• Our Risk management operates under a three lines of defence model as shown above and this 

is held within the Decision Time Risk Management system. 

• Further work on the Risk Appetite to support in developing the key controls has been conducted 

and the Risk Appetite Statement for each Strategic Risk was approved by Board in February 

2025. This information is used to support decision making and to develop strategies and the 

new Corporate Plan. 

• Board reviewed the Risk Register alongside the Sector Risk profile and operating environment 

Horizon Scan, in May 2025. 

• Annual stress testing of the 30 Year Business Plan is carried out aligned to the Strategic Risk 

Register, and results are compared to the Boards risk appetite.  

• Risk mitigation and Critical Incident plans are in place. 

• Financial Risks are managed through the setting of a set of internal Golden Rules which act as 

warning triggers for performance to be monitored against and provide a level of headroom to 

funder and regulatory compliance levels. 

• The top 3 Strategic Risks on the Risk Register at the 31/03/2025 were; 



   
 

   
 

The Association has maintained a strong cash position throughout the year and has negotiated a 

further new long-term facility of £5M with Welsh government. Net borrowings increased by £11,941K 

in year with an average interest rate of 3.41%. 

The financial result for 2025 was a surplus of £1,063K (2024: £536K) before re-measurement gain of 
the pension liability resulting in Total Comprehensive Income of £1,316K (2024: (£48K)). Our Operating 
Surplus was £2,343K (2024: £2,009K). Our margin on Operational Surplus for the year increased to 
14.6% (2024 13.4%) reflecting inflationary cost pressures and expenses incurred in rehoming tenants 
from our scheme in Bartley Wilson Way.  
  
Capital and Reserves have increased by £1,316 (2024: (£48K)) and are now £18,251K (2024: 
£16,595K).  The Association’s Net Cash Inflow from operating activities in the year was £3,626K (2024: 
£1,547K). Free cash out flow after loan repayments was (£3,445K) (2024 (£4,791K)) This figure 
fluctuates with refinancing as we repaid a long term loan to simplify our debt portfolio.  
  
Taff's strictest loan covenant limits are 130% for Interest Cover and 55% for Historical Cost Gearing 
(NBV). The Board are satisfied that the Association has remained compliant with all financial 
covenants.  
The Association’s turnover increased on the previous year to £16,048K (2024: £14,986K) driven by the 
annual regulated rental increase and new support contracts.   
  
Investment in new and existing Taff properties was £4,288K in the year (2024: £6,745K), including 
capitalised expenditure on maintenance of £2,492K (2024: £955K). This includes the on-going costs 
required to continue to maintain our homes to Welsh Housing Quality Standard and for landlord 
safety compliance. Taff has successfully applied for and received grants to develop new homes 
(Social housing grant £185K), deliver enhancements to existing homes and bring long term void 
properties back into use (£109K Transitional Capital Funding), and (Decarbonisation Grant £816K)   
  
Interest and financing costs were £1,937K (2024: £1,668K) interest rate rises have been mitigated with 
over 95% of our loans at fixed rates 
 



   
 

   
 

During the year we have achieved a 15.6% margin on operating surplus on lettings (2024- 12.0%) 

and 14.6% margin on total operating (2024 – 11%). Performance in the year was affected by the 

critical incident at Bartley Wilson Way without which we would have hit our budgeted performance. 

Obtaining VFM has always been in the Ethos of Taff colleagues, however, we haven’t always been very 

good at capturing what we do and did not have a clear mechanism for tracking the things we do to 

make us more efficient, but also more effective in the how and what we do to make the best use of our 

financial and people resources.  

We have used the last 12 months to introduce these VFM principles 

initially with our ETHOS team. A system for tracking VFM savings has been introduced which 

identifies: 

Economy- identified through buying well, and by accessing new funding that will allow us to deliver 

our programmes more quickly for our customers. 

Effectiveness- changing systems and ways of working, so we get a good return on investment. 

Efficiency- Making homes more energy efficient and cheaper to run for our tenants. 

In the 2024/25 financial year £90.3k of savings were delivered in year through system savings and the 

procurement of contracts for goods and services.  

We have identified £240k of specific savings to be achieved in 

2025/26 which will be monitored through the year, ranging across a number of expenditure areas. A 

further £100k is targeted in 2026/26. The aim is to improve our external benchmark position within our 

peer group, whilst maintaining services and the quality of homes for our customers.



   
 

   
 

The Board is responsible for the preparation of the financial statements in accordance with 

applicable law and the Statement of Recommended Practice for registered housing associations. 
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For the year ended 31 March 2025 

We have audited the financial statements of Taff Housing Association Limited (the Association) for 

the year ended 31 March 2025 which comprise the Association’s Statement of Comprehensive 

Income, the Association’s Statement of Changes in Reserves, the Association’s Statement of 

Financial Position, the Association’s Statement of Cash Flows and the notes to the financial 

statements, including a summary of significant accounting policies. 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).  
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http://www.frc.org.uk/auditorsresponsibilities
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For year ended 31 March 2025 

 



   
 

   
 

Statement of Changes to Reserves 
For year ended 31 March 2025 

  
 

  

 



   
 

   
 

 
                     

Statement of Financial Position 
For year ended 31 March 2025



  

   
 

Statement of Cash Flows 
For year ended 31 March 2025
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