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CTJ HOUSING TRUST

STRUCTURE, GOVERNANCE AND MANAGEMENT

The Trustees submit their annual report and the audited financial statements of CTI Housing Trust
(the "Trust") for the year ended 30 lune 2019.

Incorporation and Objectives

The Trust was incorporated under the Laws of Jersey, Channel Islands on 19 January 1996. The
objects of the Trust are:

. to provide residential accommodation for rent to persons in Jersey in need of such
accommodation;

. to promote and encourage the acquisition, development and construction of residential
and social accommodation;

o to seek to increase the availability of residential accommodation to persons in need of
such accommodation and seek to improve the standard, design and specification of such
accommodation.

The registered office of the Trust is:

c/o Voisin Hunter Limited
31-33 New Street
St Helier
Jersey lE2 3RA

The Trust also maintains a website whose address is:

http ://www. ctj housi n gtrust. o rg.je

Results

The results forthe yearare shown in the Statement of Comprehensive Income on page 11

Trustees

The Trustees are responsible for the running of the Trust. Trustees are appointed for a period of
three years and are eligible for re-election. The Trustees have resolved that the Chairman,
Treasurer and Secretary are appointed for one year only although eligible for re-election.

In the event that a new Trustee is to be appointed, not for the re-election of a retiring Trustee,
the position will be advertised in the Jersey Gazette. Whilst initial interviews are conducted by
the Chairman appointments are a matter for all the Trustees.

Trustees who have served during the year were

Charles Thacker (Chairman) succeeded Diarmuid Lynes as Chairman in March 2017. He has
been a Trustee since 1995, providing legal advice to the Trust.

Diarmuid Lynes is the former Chairman of the Trust, having succeed the first Chairman, Reg
Jeune, in2OO7. He is the former Managing Director of AIB in Jersey.

Hugh Lawton is a Certified Accountant, Finance and Office Director of Atrium European Real
Estate and former MD of American Express' treasury operations in Jersey, He has been a Trustee
since 2014.

Andrew Jelley is a retired architect and advises us on building matters and has been a Trustee
since 1995. In his professional capacity his firm has acted in the building of our houses.

Angela Le Sueur is a retired teacher. Angela was very active in the initial allocation process for
housing new tenants and has been a Trustee since 2001.
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CTJ HOUSING TRUST

STRUCTURE, GOVERNANCE AND MANAGEMENT (CONTINUED)

Trustees (continued)

John Scally is a retired Chartered Surveyor with over forty years of experience of the propefty
world and joined the Trust in April 2009.

Mike Larbalestier is a Chartered Fellow of the Chartered Institute for Securities and Investment.
He has been an investment manager/director locally since 1984, working for Rossborough Financial,
Abacus, Morgan Grenfell, and Quilter Goodison, He was appointed in February 2012.

James Reed was appointed as a Trustee in November 2015. He is owner and Managing Director
of Beau Pre Farm Limited, a company which currently owns and manages both residential and
commercial property. After spending 72 years in the States, James has gained a wide range of
experience in all aspects of government which will be very useful in his new role,

Advocate Zoe Blomfield is the Managing Partner of Viberts. Viberts deal with all property related
matters on behalf of the Trust. Zoe is an Advocate and became a Trustee in December 2OI7 and
brings a wealth of experience in dealing with personal law and social issues.

Stephen Ogborn is the Head of Commercial Banking at Lloyds Bank International in Jersey, He
became a Trustee in December 2OI7.

Trustee Remuneration

No fees or expenses were paid to the Trustees for the years ended 30 lune 2019 or 30 June 2018
other than to refund travel expenses and incidentals,

Property and Tenant Administration

The Trustees have entered into an agreement with Voisin-Hunter Limited for the administration of
propefties, their maintenance and dealing with tenants including the collection of rental income.

Accountancy Services

The Trustees have entered into an agreement with Alex Picot Limited for the provision of accounting
services to the Trust including the preparation of quarterly management accounts. These services
are provided by a different team and partner from the one responsible for the annual audit.

Audit Committee

The audit committee meets at least once each year and is responsible for the overseeing the
preparation of the Financial Statements of theTrust, reviewing internal controls, and approving the
Financial Statement for adoption at an annual general meeting of the Trustees.

The audit committee comprises the Chairman, Treasurer and one further Trustee with a partner
from the Trust's auditors in attendance. Members of the audit committee are:

Diarmuid Lynes
Hugh Lawton
Mike Larbalestier
Charles Thacker
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CTJ HOUSING TRUST

srRucruRE, GovERNANCE AND MANAGEMENT (CONTTNUED)

Approach to Risk Management

The Trustees consider that the key financial risks currently being managed by the Trust are:

o Risk of insufficient funding - 30 year modelling identifies funding needs and alerts trustees

. Risk of tenant default - quarterly review with management agents of action on arrears

. Risk of interest rate change - interest rates on debt are hedged to at least 50% of principle

. Risk of third party liability - annual validation of insurance cover for adequacy

. Risk of insufficient funding is being dealt with by securing a loan from RBSI

. Risk of tenant default - is managed by taking measures including Court action if necessary to
collect arrears of rent.

. Risk of interest rate change - is managed by hedging as set out above

. Risk of third party liability - is managed by maintaining insurance cover

Property Portfolio - 145 units

Lempriere Street, St Helier

One bedroom flat
Four bedroom houses

Bas du Mont, St Helier

One bedroom flat
Two bedroom flats
Three bedroom flats

Le Benefice, St Clements

Three bedroom houses
Four bedroom houses

Clos des Charmes, St Peter

12 One bedroom flats
3 Two bedroom houses
16 Three bedroom houses

Les Freres, Grouville

20 Two bedroom bungalows

The Cottage, St Helier

2 One bedroom cottage

Ed Le Quesne House, St Helier

Development property

1

2

1

6
9

64
9

3



CTJ HOUSING TRUST

TRUSTEES'REPORT

Trustees' Responsibilities

According to the constitution of the Trust, it is the responsibility of the Trustees to prepare financial
statements. In preparing the financial statements the Trustees should:

. ensure that the financial statements are in accordance with generally accepted accounting
principles and show a true and fair view of the surplus or deficit of the Trust for the year and
of the state of affairs of the Trust at the end of the year;

. select suitable accounting policies and then apply them consistently;

. make judgements and estimates that are reasonable and prudent; and

o prepare the financial statements on a going concern basis unless it is inappropriate to
assume that the Trust will continue in business.

The Trustees confirm they have complied with all the above requirements in preparing the financial
statements.

The Trustees are responsible for keeping accounting records which are sufficient to show and explain
the Trust's transactions and are such as to disclose with reasonable accuracy, at any time, the
financial position of the Trust, They are also responsible for safeguarding the assets of the Trust and
hence for taking reasonable steps for the prevention and detection of fraud and other irregularities.

So far as the Trustees are awarer there is no relevant audit information of which the Trust's
auditors are unaware, and each Trustee has taken all steps that he or she ought to have taken as
a Trustee in order to make himself or herself aware of any relevant audit information and to
establish that the Trust's auditors are aware of that information.

Business Objectives and Strategies

The objective of the Trust is to provide social rented housing to the residents of Jersey, and other
initiatives as allowed for in the Trust's Constitution.

Our objectives are to manage the assets of the Trust on a prudent and controlled basis. We are
continuing to look at providing accommodation for the more marginalized, most likely in partnership
with a charity or charities providing support for a particular disadvantaged group. We would like
also to provide Shared Equity Housing particularly for young people and look forward to working
with the Government to achieve these aims.

We have encompassed these objectives in the application submitted in February, 2078 to the
Planning Department of the States of Jersey, for the demolition of the Scope Building 1-2 Minden
Place and the erection of 31 units of Accommodation. Unfortunately, this Application was refused.

The Trust's tenants are allocated through Gateway, a joint waiting list for all the Housing Trusts,
Whilst we are supportive for the criteria for inclusion on this list, we are still an independent charity,
Therefore, the Trustees have reserved the right, in exceptional circumstances, to determine if a
potential tenant should be housed by the Trust, notwithstanding that they do not meet the strict
criteria of Gateway,

We meet with the Trustees of other Housing Trusts on a regular basis to discuss items of mutual
interest, We now meet on a quarterly basis with the Management of the Strategic Housing Unit of
the Chief Minister's Department to keep abreast of proposed changes in social housing and to discuss
with them our Plans and Goals as we progress. We have also met with Deputy Anne Pryke, the
Housing Minister, to share our view of the difficulties and the opportunities around providing
affordable accom modation,

We value the excellent relationship we have with SHU,
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CTJ HOUSING TRUST

TRUSTEES', REPORT (CONTTNUED)

Business Objectives and Strategies (continued)

At the year-end the Trust owned 145 housing units; all of which were tenanted. We also own Ed Le

Quesne House, our newly developed property, which has since been opened and occupied. The
Trust has been generating significant cash flow surpluses; these will be needed to meet future loan
repayment commitments and to invest in new housing units. The long-term projection for the Trust
shows that is financially viable. The management agents frequently attend our developments,
making themselves available to our tenants. They have encouraged the creation of tenants
associations. The Trustees visit our sites at least once a year to be approachable for tenants to let
them know of any concerns they may have in person.

The Trustees believe they are meeting the objective of the Trust and are responsible landlords.

Internal financial control

The Trustees have overall responsibility for ensuring that the Trust maintains a system of internal
financial control to provide them with reasonable assurance regarding the reliability of financial
information used within the business and for publication and that assets are safeguarded, There are
inherent limitations in any system of internal control and accordingly even the most effective system
can provide only reasonable, and not absolute, assurance with respect to the preparation of financial
information and the safeguarding of assets.

The Trust has no employees, The day to day operations of the Trust are all carried out by third
parties, in which some of the Trustees have an interest, as disclosed in note 11. The Trust is
therefore dependent upon the financial controls of these third parties.

The Trustees appoint a project team to each development project, including a project architect and
a client representative who report to the Trustees on a regular basis. The Trustees also receive
regular repofts from the property manager in respect of all of the Trust's properties.

Independent auditors

A resolution to reappoint Alex Picot Chartered Accountants as auditors to the Trust will be proposed
at a future Trustees' meeting.

(" [^- B

Trustee

Lq 0 
^-rr14ø,

2079
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CHAIRMAN'S REPORT TO THE TRUSTEES OF

CTJ HOUSING TRUST

FORTHE YEAR ENDED 30 JUNE 2019

General overview

The requirements made by the Planning and Environment Minister in his decision to allow the
development in Minden Place are being complied with, and he gave permission for demolition of the
existing building to begin in autumn 2018. The demolition was successfully completed in January
2019, but as not infrequently happens in town centre sites, the demolition process uncovered a

number of complications relating to services under the building and in the adjacent roads and
legacies from previous uses of the site. The trust had in December 2018 entered into a contract for
the construction of the new building with Rok Construction Limited, and work began in January 2019.
The construction is progressing according to schedule and completion is due in July 2019. The
Trust's existing estates continue to be let to tenants, and managed by Voisin Hunter Limited. There
are no significant problems to repoft.

Financial oerformance and oosition

The surplus from regular operations before depreciation was Ê1,353,27I (2018 E-7,269,751).
Payments of 84O,444 were paid, due under the 90o/o Market Rent Policy implementation, The
payments are calculated assuming the rents received by the trust are increased each year by the
annual CPI rate. In 2018, the CPI rate could have caused financial hardship to our tenants. The
trustees decided unanimously to delay the increase for 6 months. Other significant changes were
from the 2Ot7lB higher maintenance and gardening cost,

At 30 lune 2019, the value of our housing assets stands atÊ-42.2 million (2018 €36.7 million), with
loans of 822.5 million (2018 €20.9 million) giving an LTV of 53o/o (2018 57o/o). Projections for the
LTV after completion of the Ed Le Quesne House development indicate a LTV of 640lo,

The new loan of 87.3 million funds the development of Ed Le Quesne House and the loans refinancing
Les Freres estate and Lempriere Street propefties which were completed in February 2019. The
trustees decided to hedge 75o/o of the new loan to protect against interest rate changes in the future.
This was achieved using the existing interest rate cap plus an interest rate swap. Under the terms
of the loan, principal payments commence 24 months after the loan was drawn down.

At 30 June, 2019 the trust had 82,tL6,688 remaining to draw under the new loan agreement. This
will be used to pay the final expenses due on the construction and replenish our cash reserves, Cash
reserves will be used to fund future developments and principal payments, The required cash is
calculated to ensure the trust remains solvent at all times,

Princioal Risks and uncertainties beino faced

One uncertainty is the direction of States policy on Housing, There is general recognition that there
is a grave shortage of affordable housing, and the Assembly members elected in May 2019 did in
most cases make it a feature of their election addresses that they would give priority to tackling
this, At the time of writing it remains unknown exactly what form the policy will take, but some of
the potential measures could well bring significant change to the affordable housing sector. There
are more specific risks in the substantial loan repayments that the Trust has to make, but the
repayments are budgeted for as far as possible. The management of the Trust's estates is
outsourced to its managing agents, who are well reputed and experienced, but there is an inherent
risk in any reliance on third parties,

Future Strateov and Prosoects

Ed Le Quesne House completed in July 2019, The Trust would like to take on further projects, The
scope of any project will need to be related to its debt capacity, and as 2019 progressesf a clearer
picture of that capacity will emerge.

C,\^^.8 \^",*t
Chairman
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Alex Picot
chaftered accountants

95-97 Halkett Place
St. Helier, Jersey
Channel Islands JE1 1BX

INDEPENDENT AUDITOR'S REPORT TO THE TRUSTEES OF
CTJ HOUSING TRUST

Report on the audit of the financial statements

Our opinion

In our opinion, the financial statements give a true and fair view of the financial positon of CTI
Housing Trust (the "Trust") as at 30 June 2019, and of its financial performance and its cash flows
for the year then ended in accordance with United Kingdom Accounting Standards, comprising
FRS 102, "The Financial Reporting Standard applicable in the United Kingdom and the Republic of
Ireland" (FRS 102") and have properly prepared in accordance with the requirements of the
Constitution of the Trust.

What we have audited

The Trust's financial statements comprise:

the statement of financial position as at 30 June 2019;

the statement of comprehensive income for the year then ended;

the statement of changes in reserves for the year then ended;

the statement of cash flows for the year then ended; and

the notes to the financial statements, which include a summary of significant accounting policies,

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing ("ISAs"), Our
responsibilities under those standards are further described in the Auditor's responsibilities for the
audit of the financial statements section of our repoft.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our opinion.

Independence

We are independent of the Trust in accordance with the International Ethics Standards Board for
Accountants'Code of Ethics for Professional Accountants ("IESBA Code"), We have fulfilled our other
ethical responsibilities in accordance with the IESBA Code.

Other information

The Trustees are responsible for the other information. The other information comprises the
Chairman's Report and Trustees' Report (but does not include the financial statements and our
auditor's report thereon).

Our opinion on the financial statements does not cover the other information and 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 identified above, and in doing so, consider whether the other information is materially
inconsistent with the financial statements or our knowledge obtained in the audit, or otherwise
appears to be materially misstated. If, based on the work we have performed, we conclude that
there is material misstatement of this other information, we are required to report that fact. We
have nothing to report in this regard,

7



AIex Picot
chaftered accountants

95-97 Halkett Place

St. Helier, Jersey
Channel Islands JE1 1BX

INDEPENDENT AUDITOR'S REPORT TO THE TRUSTEES OF
CTJ HOUSING TRUST (continued)

Responsibilities of the trustees for the financial statements

The Trustees are responsible for the preparation of financial statements that give a true and fair
view in accordance with United Kingdom Accounting Standards, comprising FRS tO2, the
Constitution of the Trust and for such internal control as the Trustees determine 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 Trustees are responsible for assessing the Trust's ability
to continue as a going concern, disclosing, as applicable, matters relating to going concern and using
the going concern basis of accounting unless the Trustees either intend to liquidate the Trust 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 will always detect a material misstatement when it
exists, Misstatements can arise from fraud or error and are considered material if, individually or in
aggregate, they could reasonably be expected to influence that economic decisions of users taken
on the basis of these financial statements.

As part of an audit in accordance with ISAs, we exercise professional judgement and maintain
professional scepticism throughout the audit, We also:

Identify and assess the risks of material misstatement of the financial statements, whether due
to fraud or error, design and perform audit procedures responsive to those risks, and obtain
audit evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of
not detecting a material misstatement resulting from fraud is higher than for one resulting from
error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the
override of internal control.

Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the Trust's internal control.

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by the Trustees.

Conclude on the appropriateness of the Trustees' use of the going concern basis of accounting
and, based on the significant doubt on the Trust's ability to continue as a going concern. If we
conclude that a material uncertainty exists, we are required to draw attention in our auditor's
report to the related disclosures in the financial statements or, if such disclosures are inadequate,
to modify our opinion. Our conclusions are based on the audit evidence obtained up to the date
of our auditor's report. However, future events or conditions may cause the Trust to cease to
continue as a going concern.

Evaluate the overall presentation, structure and content of the financial statements, including
the disclosures, and whether the financial statements represent the underlying transactions and
events in a manner that achieves fair presentatton.

o

o

o

a

o

We communicate with those charged with governance regarding, among other matters, the planned
scope and timing of the audit and significant audit findings, including any significant deficiencies in
internal control that we identify during our audit,
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Alex Picot
chaftered accountants

95-97 Halkett Place
St. Helier, Jersey
Channel Islands JE1 1BX

INDEPENDENT AUDITOR'S REPORT TO THE TRUSTEES OF
CTJ HOUSING TRUST (continued)

Report on other legal and regulatory requirement

This report, including the opinion, has been prepared for and only for the Trustees as a body in
accordance with the Constitution of the Trust and for no other purpose. We do not, in giving this
opinion, accept or assume reasonability for any other purpose or to any other person to whom this
report is shown or into whose hands it may come save where expressly agreed by our prior consent
in writing.

t
2-t, o4ol-

Donald Raymond Connolly
For and on behalf of
Alex Picot Chartered Accountants2019
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CTJ HOUSING TRUST

STATEMENT OF FINANCIAL POSITION

AT 30 JUNE 2019

2019
Note E E

FIXED ASSETS
Housing properties

CURRENT ASSETS
Debtors and prepayments
Balance at managing agents
Cash at bank and in hand

CREDITORS - Amounts falling due
within one year

Bank loans
Creditors
Tenants'deposits

NET CURRENT LIABILITIES

CREDITORS - Amounts falling due
after more than one year

Bank loans

NET ASSETS

TRUST FUND

Capital reserve
Housing property revaluation reserve
Retained reserves

6

r6t,664
30,223

r,2I2,21.8

t,4o4,ro5

774,486
834,890

50,500

7,659,976

38,857,041

(255,777)

38,60t,270

2r,737,89r

8t6,863,379

r,125
7,7L7,204
9,145,050

ç_

134,305
53,47O

2,ggg,54o

3,187,3 15

3,27L,8O7
29,5gg
50,800

3,352,196

2018
E.

34,167,786

( 164,881)

34,0O2,905

77,648,056

876,354,849

1,r25
7,717,204
9,636,520

Lr6,354,849

10
B
9

7

10

TOTAL 816,863,379

The financial statements were approved by the Trustees onfu DUI;obr¿^, 2019 and signed
on their behalf by

ll\,I
Chairman

Independent Auditors' report - pages 7 to 9
10

Trustee



CTJ HOUSING TRUST

STATEMENT OF COMPREHENSIVE INCOME

FORTHE YEAR ENDED 30 JUNE 2019

Note

Income from property rentals
Property expenses
Annual payment to States of Jersey
Provision for bad debts

NET PROPERTY INCOME

Operating expenses

OPERATING SURPLUS BEFORE
DEPRECIATION

Depreciation

OPERATING SURPLUS

Interest income
Interest expenses
Loan interest payable

TOTAL COMPREHENSIVE INCOME
FOR THE YEAR

All operations of the Trust are classified as continuing

zlJ19
î_

2,t3O,5gg
( 185,288)

(4O,444)
4,720

r,gog,5B7

( 1 58,5 18)

t,75t,069

(844,68t)

906,388

3,748
(840)

(400,766)

€508,53O

Independent Auditors'rreport - pages 7 lo 9

3

4

2018
E

2,05L,927
(227,652)
(67,439)

(6,1 18)

r,750,7LB

( 139,756)

t,610,962

(844,681)

766,28t

3,296
76r

(345,258)

E425tO7O

5



CTJ HOUSING TRUST

STATEMENT OF CHANGES IN RESERVES

FOR THE YEAR ENDED 30 JUNE 2019

At 30 June 2O17

Surplus on ordinary activities

At 30 June 2018

Surplus on ordinary activities

At 30 June 2O19

Capital
reserve

E

r,r25 7,717,204

1,725 7,717,204

€1 125

Independent Auditors' report - pages 7 to 9
t2

Housing property
revaluation Retained

reserve reserves
EE

9,27r,450

425,O70

9,636,520

508,530

Total trust
fund

E

t5,929,779

425,070

16,354,849

508,530

E7 7L7 2O4 €9,145,O5O 8L6,863t379



NET CASH FLOW FROM OPERATING
ACTIVITIES (Note 1)

CASH FLOW FROM INVESTING ACTIVITIES
Interest received
Acquisition and construction of properties

NET CASH OUTFLOW FROM INVESTING
ACTIVITIES

FINANCING
Interest paid
Loan arrangement fee paid
Loan drawdown
Loan principal repayments

NET CASH TNFLOW/(OUTLFOW) FROM
FINANCING

DECREASE IN CASH IN THE YEAR

Cash and cash equivalents at beginning
of the year

cAsH AND CASH EQUTVALENTS AT
END OF THE YEAR

cAsH AND CASH EQUIVALENTS
CONSISTS OF:

Balance at managing agents
Cash at bank and in hand

cAsH AND CASH EQUTVALENTS

CTJ HOUSING TRUST

STATEMENT OF CASH FLOWS

FORTHE YEAR ENDED 30 JUNE 2019

zfJ19
E-

1,736,838

3,748
(4,742,063)

(4,738,3t5)

(378,848)
(70,000)

5,209,3t2
(3,569,556)

1,190,908

( 1,810,569)

3,053,010

E!,242,44t

30,223
7,2r2,2L9

E7 242 44t

Independent Auditors' report - pages 7 to 9
13

E L

3,286
( 1,18 1,546)

(317,78t)

(679,064)

2018
E-

t,773,r22

(1,t78,260)

(996,845)

(461,983)

3,514,993

E3 053 10

53,470
2,999,540

E_3 053 10



1 Reconciliation of operating income to net cash
inflow from operating activities

Operating income
Depreciation
(increase)/decrease in debtors and prepayments
Increase in sundry creditors, accruals

and tenants deposits

Reconciliation of net cash flow to movement
in net debt

Decrease in cash in the year & held at agents
Loan advanced
Loan principal payments
Loan arrangement fee
Loan fee amortisation

Movement in net debt in the year
Opening net debt

Closing net debt

3. Analysis of changes in net debt

Cash and cash equivalents & held at agents

Debt due within one year
Debt due after one year

CTJ HOUSING TRUST

NOTES TO THE STATEMENT OF CASHFLOWS

FOR THE YEAR ENDED 30 JUNE 2019

1 July
2018

î_

E(27,269,936) É( 1 7,866,853)

13,I2B 2,845

81,736,838 8r,7t3,t22

2019
E

906,388
844,687
(27,359)

2019
E

( 1,810,569)
(5,209,372)
3,569,556

70,000
(22,758)

2018
E

766,28L
844,68r
99,315

2018
f_

(461,983)

679,064

(26,7L6)

2

(3,403,083)
( 17,866,853)

190,365
(78,057,2L8)

3,053,010 (1,810,569) r,242,44r

Cash
flows

ç_

(2,497,327)
4,089,835

30 June
20L9

E-

(774,486)
(21,737,89r)

(3,277,8O7)
(77,648,056)

Independent Auditorsreport - pages 7 to 9

(20,919,863) (7,592,5r4) (22,5L2,377)

r.(r7,866,853) É3,403,083 E2L 269 936



CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 30 JUNE 2019

1. ACCOUNTING POLICIES

Principal accounting policies and Statement of Compliance

The financial statements have been prepared in compliance with United Kingdom Accounting
Standards including Financial Reporting Standard 102, the Financial Reporting Standard as
applicable in the UK and Republic of Ireland ("FRS 102"), as adopted/deemed appropriate in
accordance with the Constitution and have been prepared, where appropriate, in accordance
with the Statement of Recommended Practice - Accounting by Registered Social Landlords 2014
(the "SORP"). The Trust is a public benefit entity.

The following accounting policies set out below have been applied consistently in dealing with
items which are considered material in relation to the Trust's financial statements.

Basis of preparation

The financial statements have been prepared on a going concern basis under the historical cost
convention, as modified by the revaluation of fixed assets. The level of rounding applied in
these financial statements is to the nearest pound sterling ("GBP").

The Statement of Financial Position of the Trust at 30 June 2019 states that it had a Net Current
Liability position of 8255,771at that date. The trustees have due regard to the funds available
to the trust, including an undrawn bank loan facility at the financial year end, and accordingly
are of the opinion that the financial statements should continue to be drawn up on a going
concern basis.

The preparation of financial statements in conformity with FRS 102 and the SORP requires the
use of accounting estimates and exercise of judgement by the Trustees while applying the
Trust's accounting policies. These estimates are based on the Trustees' best knowledge of the
events which existed at the date of the Statement of Financial Position; however, the actual
results may differ from these estimates, The most significant areas impacted by estimates and
assumptions are described in note 1.

Presentational and functional currency

The Trust's functional and presentation currency is the GBP being the currency of the primary
economic environment in which the Trust operates. The Trust does not enter into transactions
in currencies other than the GBP.

Cash and cash equivalents

Cash and cash equivalents in the Statement of Financial Position comprise of deemed deposits
and short term deposits with maturities of 12 months or less, As at 30 June 2019, all cash and
cash equivalents were held in bank accounts at HSBC Bank plc and Royal Bank of Scotland
International Ltd.

Rental income

Rental income is accounted for on an accruals basis and represents income from social lettings.

Other income and expenditure

Income and expenditure is accounted for on an accruals basis, except for certain property
expenses disbursed by the managing agent which are accounted for on a cash basis, due to the
nature of the transactions.
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

1. ACCOUNTINGPOLICIES(continued)

Principal accounting policies (continued)

Loan interest

Loan interest is accounted on an accruals basis.

Loan interest expense on loans for properties held for letting are included in the Statement of
Comprehensive Income. Loan interest expense on loans to financial property developments is
capitalised up to the date that the development is completed.

Deposit interest

Deposit interest is credited to the Income account on the date it is received.

Financial assets

a) Debtors and impairments

Debtors are non-derivative assets with fixed or determinable payments, the majority of
which is made up of rental income receivable, The Trust includes in this category short term
receivables and prepayments. Trade debtors are subsequently measured at amortised cost
less provision for impairment.

The Trust provides for bad debts on rental income when there are circumstances or events
which indicate that the counterparty will be unable to settle the amount due to the Trust,
This assessment is undertaken on an annual basis,

Impairment losses are recognised in the Statement of Comprehensive Income. Subsequent
reversals of an impairment loss are recognised when the original impairment indicator no
longer exists.

Financial liabilities

a) Creditors are non-derivative liabilities with fixed or determinable payments, The Trust
includes in this category short term payables which are expected to be realised within 12

months of the Statement of Financial Position date,

b) Bank loans and borrowing are initially recognised at the transaction price (including
transactions costs), and are subsequently measured at amortised cost using the effective
interest method.

Housing properties

Housing properties are valued at Existing Use Value for Social Housing ("EUV-SH") on a regular
basis to ensure the carrying value does not materially differ from the fair value. The aggregate
surplus or deficit on revaluation is the difference between the cost of the property less
accumulated depreciation and the amount of the valuation. Revaluation surpluses are
recognised in Other Comprehensive Income and accumulated in reserves (Housing property
revaluation reserve). Works to existing properties will generally be capitalised under the
following circumstances :
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

1. ACCOUNTINGPOLICIES(continued)

Housing properties (continued)

a) Where a component of the housing property that has been treated separately for
depreciation purposes and depreciated over its useful economic life is replaced or restored;
and/or

b) Where the subsequent expenditure provides an enhancement of the economic benefits of
the tangible fixed assets in excess of the previously assessed standard of performance, Such
enhancement can occur if the improvements result in an increase in rental income, a material
reduction in future maintenance costs or a significant extension of the life of the property.

Works to existing properties which fail to meet this criteria are charged to the Statement of
Comprehensive Income. The major components are deemed to be land as well as those listed
below.

Housing properties carried under construction are recorded at cost (Under construction) until
such time whereby the housing property is no longer under construction and is available for
letting, at which stage it will be valued on the EUV-SH basis (Held for letting),

Depreciation of housing properties

Depreciation is charged on a straight line basis over the expected economic useful lives of each
majorcomponentthat makes upthe housing property. On initialacquisition of the new housing
property the deemed cost of each component is allocated as a percentage of the total cost, For
housing properties transferred into held for letting, depreciation is charged when the property
is available for use. The expected useful life of each component is as following:

Structure (including roof)
Kitchens and Bathrooms

Services

External works

Land that forms part of the housing property is not depreciated

Expected life
(years)

50

20

30

25
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

1. ACCOUNTINGPOLICIES(continued)

Impairment of Housing properties and assets

Annual reviews are undertaken by the Trustees to establish whether a charge needs to be made
for any financial impairment that has arisen to reduce the value of any class of property to an
amount less than historical cost and accumulated depreciation.

Where indicators of impairment have been identified an impairment assessment is carried out
and any required charges are recognised in the Statement of Comprehensive Income.

Impairment is calculated as the difference between the carrying value of income generating
units and the estimated value in use at the date an impairment loss is recognised. Value in use
represents the net present value of expected future cash flow from these units,

Critical accounting estimates and assumptions

The following are the key assumptions and estimates affecting the Trust:

a) Useful lives of tangible fîxed assets
Tangible fixed assets are depreciated on a systematic basis based on the Trustees' best
estimate of the asset's useful life. This estimate is based on a variety of factors such as the
expected use, any legal, regulatory or contractual provisions that can limit useful life and
assumptions that market participants would consider in respect of similar businesses.

b) Impaîrment of assets
As previously disclosed, the Trustees undertake annual impairment reviews in order to
determine whether the Trust should record an impairment charge on any of its properties.
This impairment review takes into account the economic and political environment in when
the Trust operates, the financial model of each of the completed development projects
compared with actual financial performance, and the physical conditions of all of the
propefties owned by the Trust.

c) Categorisatíon of housing properties as property, plant and equipment
Under the requirements of the SORP, housing properties that are held for the provision of
social housing must be treated as property, plant and equipment. All housing properties
owned by the Trust are rented out to third parties in accordance with the rental policy
approved by the States of Jersey (not charged on commercial rates) and the developments
support the wider social housing community within the Island of Jersey. Given this, and the
fact that the Trust is a not-for-profit body, the Trustees have determined that the Trust's
properties meet the definition of property, plant and equipment and have been accounted
for as such.

d) Valuation of housing properties
The Trust carries its housing properties on and EUV-SH basis. Revaluation losses or gains
are recognised in Other Comprehensive Income and accumulated in reserves (Housing
propefty revaluation reserve).

The Trust's housing properties were valued as at 30 June 2015 and by independent
professionally qualified valuers who hold a recognised professional qualification and have
experience in the properties valued. The Trustees review the valuations performed by the
independent valuers for financial reporting purposes. The trustees have concluded that there
is no need to obtain an updated valuation as at 30 June 2019 as there has been no significant
change in the condition of the housing properties or the social housing market in Jersey.
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

2. TAXATION

The Trust has been granted charitable status within the terms of Article 115(a) of the Income
Tax (Jersey) Law 1961, with the result that its income, to the extent that it is applied for
charitable purposes is exempt from income tax.

3. ANNUAL PAYMENT TO STATES OF JERSEY

The payment of 84O,444 in the year ended 30 June 2019 (2018: 867,439) relates to the 90o/o
Market Rents Policy agreement with the States of Jersey. The policy is designed to rebate to
the Sates of Jersey imputed gains arising from the increased rent, The calculation is not
dependent on current activity and so is recorded on a cash basis in the year it is paid,

4. OPERATING EXPENSES
2019

E

Property management fees
Audit fee
Trustees insurance
Legal and professional
Administration and secretarial fee
Travel and other expenses

5. INTEREST PAYABLE AND SIMILAR CHARGES

Gross interest on loans due to lenders

98,543
6,500
9,472

34,9L7
9,708
(622)

20L9

8400,766

2018
E

90,514
6,000
4,530

25,553
t2,944

2r5

2018

8345 258

f 158,518 Et39 756
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

6. TANGIBLE FIXED ASSETS

Revalued cost:
At 1 July 2018

Pu rchases

At 30 lune 2019

Depreciation:
At 1 July 2018

Depreciation charge

At 30 lune 2019

Net Book Value:
At 30 June 2019

Lempriere
Street

L9,296

6.432

Bas du
Mont

Ed Le
Quesne
House

3,o53,ogg

5.533.936

Seaton
Place Total

36,699AO9
5,533.936

2,53L,623
a44.6AL

Clos Des
CharmesLe Benefice Les Freres

581,000 2,800,000 19,000,000 6,500,000 4,4oo,oo0

581.000 2.800.000 19.000.000 6,500,000 4,400,000 8,587.o34 365,311 42,233,34s

365,311

9,7L2

4.044
27O,924

70.308

r,446,660
482.220

497,54r
165,847

347,49O

115,830

25.728 28L.232 1.928.880 663.388 463,320 13.756 3.376.304

8555.272 r_2.5t8.768 î.L7 ,07r.L20 f 5,836.612 Ê3.936,680 L8,587 ,034 8351,555 838,857,O4L

At 30 lune 2018 L56L.704 L2.589.076 Lt7,553,340 E-6,OO2,459 84,O52,5rO f3,053,098 Ê355,599 834,L67,786

All properties have a legal charge secured against them with HSBC Bank or RBSI Plc.

Valuations were carried out as at 30 lune 2015 by CBRE (an independent valuer) using the discounted cash flow method. The valuations have
been prepared using the EUV-SH as required by the SORP.

Ed Le Quesne House was purchased on 29 September 2015 for 8t,623,430, inclusive of associated legal and professional costs. Since that date
the Trust has capitalised the costs associated with permissions and development of the building. Development was completed in July 2019.
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

7. DEBTORS

Rent receivable
Bad debt provision

Other debtors

8, SUNDRY CREDITORS AND ACCRUALS

Construction costs
Rent received in advance
Rates
Audit fees
Accountancy fees
Interest due on deposits held
Other

The Royal Bank of Scotland International (a)
HSBC Bank (b)
HSBC Bank (c)
HSBC Bank (d)
HSBC Bank (e)
The Royal Bank of Scotland International (f)
Arrangement fee (over 5 years)
37o Base rate cap (over 20 years)

Loan payment analysis

Due within one year
Due in more than one year but not

more than two years
Due in more than two years but not

more than five years
Due in more than five years

t161 664 f 134,305

20L9
E-

43,309
(30,345)

72,964
t4B,7OO

2lJ19
E

791,873
11,450
t2,569
6,500
2,OOO

1

L0,497

2019
E

2,0!0,495
r0,747,222
4,tL4,574

5,2O9,3r2
(67,083)

(270,629)

2018
E-

45,033
(35,064)

9,969
t24,336

2018
E-

2018
E

297,748
2,!26,228

Lr,242,386
4,272,764

(62s)
(289,845)

74,874
10,000
2,500

629
1,586

829,5e9EB34 890

9. TENANTS'DEPOSITS

f50,500 (2018: f50,800) represents deposits received from tenants. All deposits shall be repaid
to the tenants at the expiry or earlier determination of the tenancy subject only to the deduction
therefrom of any arrears of rent and a reasonable amount in respect of any damage to the
premises by the tenant,

10. CREDITORS: Amounts falling due after more than one year

82r,737,89L 8 17,648,056

E

774,486

t,020,329

3,894,966
76,822,596

E

3,27!,8O7

795,23L

3,099,894
73,752,93r
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FOR THE YEAR ENDED 30 JUNE 2019

10, CREDITORS: Amounts falling due after more than one year (continued)

Loan payment analysis (continued)

(a) The loan from The Royal Bank of Scotland International was at the Bank's Base Rate plus 1olo
per annum and was secured by a first ranking Registered Promissory Note in the sum of
E4I4,5OO over the Trust's property at Lempriere Street and a Security Interest Agreement in
respect of monies held with the bank in the Rent Account, The loan was repaid on 5 February
2079.

(b) The loan from HSBC Bank is at the Bank's Base Rate plus 0.95olo per annum, repayable over
25 years and is secured by a registered promissory note in the sum of 82,920,000 attaching
to Land and Property at Bas du Mont, Pier Road, St Helier. Repayment of the loan is in
accordance with a schedule of repayments:

The rate of interest paid on this loan is limited to 4o/o per annum; a sum equal to the difference
between interest at the rate of 4o/o on the amount outstanding, and, if greater than 4%o, the
actual interest rate payable in accordance with the terms of the borrowing, will be paid by
the States of Jersey Housing Committee. The level of interest subsidy paid will be reviewed
every fifth year.

(c) The loan from HSBC Bank is at the Bank's Base Rate plus 0.95% repayable over 25 years and
is secured by a Registered Promissory Note in the sum of Ê13,400,000 attaching to Land and
Property at Hodge Nursery, Grande Route de St Clement, Le Marais, St Clement (now Le
Bénéfice). Repayment of the loan is in accordance with a schedule of repayments.

The rate of interest paid on the loan is limited to 60lo per annum; a sum equalto the difference
between interest at the rate of 60lo orì the amount outstanding and, if greater than 6010, the
actual interest rate payable in accordance with the terms of borrowing, will be paid by the
States Housing Committee. The level of subsidy will be reviewed every fifth year.

(d) The loan from HSBC Bank is at the Bank's Base Rate plus 0.95% repayable over 25 years and
is secured by a Registered Promissory Note in the sum of Ê4,920,000 attaching to Land and
Property at fields 181, 182 and 183, La Rue de la Pointe, St Peter (now Clos des Charmes).
Repayment of the loan is in accordance with a schedule of repayments.

The rate of interest paid on the loan is limited to 60lo per annum; a sum equalto the difference
between interest at the rate of 60lo on the amount outstanding and, if greater than 60lo, the
actual interest rate payable in accordance with the terms of borrowing, will be paid by the
States Housing Committee. The level of subsidy will be reviewed every fifth year,

(e) The loan from HSBC Bank bore interest at the Bank's Base Rate plus 2o/o and was repaid on
5 February 2019. The loan was secured by a Registered Promissory Note in the sum of
É3,000,000 attaching to Land and Property at Field 148, Rue des Maltières, Grouville (now
Les Freres),

In August 2013 the Trust entered into a Base Rate Cap agreement with HSBC Bank Plc,
whereby the Bank's Base is limited to 3Vo per annum until August 2033. The fee for the
agreement of î.387,I22 was capitalised against the outstanding balances of the HSBC loans
and is being amortised over 20 years.

(Ð The loan from The Royal Bank of Scotland International was at the LIBOR Rate plus L65o/o
per annum and is secured by a first ranking Registered Promissory Note in the sum of
87,326,000 over the Trust's property at Lempriere Street, Les Fréres and Ed Le Quesne
House. The loan is repayable on the date which is 120 months after the first part of the loan
is drawn.

An arrangement fee of É70,000 was paid on drawdown, and was capitalised against the
outstanding balance of the loan. It is being amortised over the life of the loan.
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CTJ HOUSING TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)

FORTHE YEAR ENDED 30 JUNE 2019

11, INCOME ACCOUNT

At beginning of the year
Net income retained for the year

At end of the year

2019
E

8,636,520
508,530

2018
E-

8,277,450
425,070

Ê9,145,050 88,636,520

These funds are being retained at year end to fulfil loan commitments in the future years

T2. RELATED PARTIES

The following are related parties as defined by Section 33 of FRS 102:

The Trustees

(a) No fees or expenses were paid to the Trustees for the year ended 30 June 2019 or 30 lune
2018 other than to refund travel expenses and incidentals,

(b) Two trustees of the Trust, C Thacker and Z Blomfield, are Partners of Viberts Law Firm,
which provides conveyancing services to the Trust. The total amount payable to Viberts
Law Firm during the year was 85,153 (2018 : ÊNil), of which nil was outstanding at the
year end.

In accordance with the Constitution, in respect of any contract or arrangement services
rendered to the Trust by a Trustee (defined as a "Member" in the Constitution) acting as an
employee, director, partner or member of a firm or company appointed by the Trustees to
render such services, the following provisions apply and were adhered to during the year:

(a) Individual Trustees shall not be party to any Trustee discussion nor vote in relation to any
aspect of the contract or arrangement between the Trust and the individual Trustee;

(b) Such professional services rendered to the Trust may be remunerated; and

(c) No Trustee shall be remunerated for performing any service or duty to the Trust in the
capacity only of the Trustee.

13. ULTIMATE CONTROLLING PARTY

In the opinion of the Trustees, there is no controlling party as all Trustees are bound by the
Constitution dated 19 January 1996.

14. CAPITALCOMMITMENTS

The Trust had no capital commitments at the year end

15. RISKS AND UNCERTAINTIES

The Trustees consider that the key financial risks currently being managed by the Trust are:

Risk of insufficient funding - 30 year modelling identifies funding needs and alerts trustees

Risk of tenant default - quarterly review with management agents of action on arrears

Risk of interest rate change - interest rates on debt are hedged to at least 50o/o of principle

Risk of third party liability - annual validation of insurance cover for adequacy

16. SUBSEQUENT EVENTS

There have been no subsequent events to report
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