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The Friendly Almshouses

Governing document
The Charity is controlled by its governing document, 
the Memorandum and Articles of Association, and 
constitutes a company, limited by guarantee, as 
defined by the Companies Act 2006. The charity is 
governed by a Board of Trustees, up to a maximum of 
fourteen, (the Board may also co-opt members up to 
a third of its total membership). The Board currently 
meets every two months and has a quorum of three. 
All of the trustees sit on at least one of four working 
groups. These working groups have their own 
governance structure and decision-making powers 
and meet as often as required to deal with the 
business of the day. They report formally at each 
Board meeting. The Board has due regard at all times 
to the Charity Commission’s guidance in the exercise 
of its powers and duties. On appointment, new 
members of the Board receive an induction pack, and 
have access to a copy of the Almshouse Association’s 
Standard of Almshouse Management. Board members 
have also attended seminars and briefings in areas 
such as housing, charity law, and the responsibilities 
of Trustees.

Reference and administrative details
Registered Company number 
09642400 (England and Wales)

Registered Charity number 
1166703

Registered office 
155-167 Stockwell Park Road
London
SW9 0TL

Trustees

H C Parsons, Chair

F D Stonehill 

C J E Woollcombe

J M Cattle

G Bailey

S A L Blaksley

H G Fishwick

J A Tomlinson 

Clerk to the Trustees/Operations Manager

Miss S Ryan

Accountants
Hysons 
Chartered Accountants 
14 London Street 
Andover 
Hampshire 
SP10 2PA
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A brief history
The Friendly Almshouses, known as the Friendly Female Society until 1938, was 
established by a group of women in 1802 as a grant-making charity to help ‘aged and 
poor women of good character residing within ten miles of St Paul’s Cathedral’. From 
its earliest beginnings the Charity secured royal patronage, including from Queen 
Victoria and Queen Alexandra, and HM Queen Elizabeth the Queen Mother was an 
active Patron of the Charity from 1938 until her death in 2002.

In 1819 the Committee raised funds to establish an 
almshouse in Chumleigh Street, Camberwell, which 
continued as such until just after WW2. The present 
almshouses were built in 1863 on what is now Stockwell 
Park Road, Brixton, providing accommodation for 
28 women. Of the original seven houses, known as 
Victoria Cottages, only four remain. The three cottages 
irretrievably damaged by enemy action during WW2 
were replaced by Colville House, named after Lady 
Margaret Colville (a former President of the Friendly 
Almshouses and mother of current President Mrs 
Harriet Bowes-Lyon). In the late 1950s, the Committee 
purchased some neighbouring land, on which 
Martindale House was built in 1961. Comprising four 
flats and accommodation for a resident warden, this 
building was named after Hilda Martindale, Chairman 
during the war years.

Planning for our re-
development programme 
began in 2007, and as part 
of this Colville House was 
demolished early in 2015. 
We currently have seventeen 
flats, distributed between Victoria Cottages and 
Martindale House, available for occupation. Residents 
bring their own furniture and lead independent lives, 
though the wardens and Clerk are available to provide 
support and help in dealing with personal and practical 
problems. Participation in the community life and its 
many activities is much encouraged, and the quarterly 
residents’ meetings provide the opportunity for 
discussion and exchange of ideas between residents 
and members of the Board.

A cosy home in Stockwell Park Road for one of our beneficiaries, c. 1915. We no longer have open fires, but the coal bunkers are still a feature at the top of the stairs
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The Friendly Almshouses
Report of the Trustees
For the year ended 31 March 2020
The trustees, who are also directors of the charity for the purposes of the Companies Act 2006, present their 
report with a summary of the financial statements of the charity for the year ended 31 March 2020. The trustees 
have adopted the provisions of Accounting and Reporting Charities: Statement of Recommended Practice 
applicable to charities, preparing their accounts in accordance with the Financial Reporting Standard applicable 
in the UK and Republic of Ireland (FRS102), effective 1 January 2015.

Objectives and activities
Objectives and aims

The object of the Charity is set out in the Scheme of the 
Charity Commissioners dated 12th December 1980. 

“... to relieve and 
assist, by the 
provision of housing 
and associated 
amenities, needy 
women of good 
character over the 
age of 60 years... 
resident within ten 
miles of St Paul’s 
Cathedral”. 

This is...
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In 1993, with the consent of the Charity Commissioners, 
the minimum age at entry was lowered to 50 years.

Women interested in taking up residence in the 
almshouses may be referred by social services and 
other local agencies, or they may approach us directly. 
The Charity currently has seventeen flats, distributed 
between the Victoria Cottages and Martindale House, 
available for occupation. Residents lead independent 
lives, though the wardens and Clerk are available to 
provide support and help in dealing with personal and 
practical problems. Participation in the community life 
and its many activities is much encouraged, and the 
quarterly residents’ meetings provide the opportunity 
for discussion and exchange of ideas between residents 
and members of the Committee.

Public benefit

The trustees have considered the activities of the 
Charity, its achievements for the year to 31 March 2020 
and its plans for the future against the public benefit 
guidance issued by the Charity Commission. They 
agreed that the public who benefit from the Charity’s 
work are those who are described in the Charity’s 
objectives and aims as noted above and is essentially 
the same as that envisaged by the founders: “for the 
provision of permanent relief to poor and aged women.”

Clerk
Cross-Out
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Chairman’s Report
This past year has seen a great deal of activity at the Almshouses - inside and out.

Outside, a major programme of quinquennial repairs was completed, ensuring that our buildings are wind 
and waterproof for many more years to come! We also took the opportunity to repoint and rebuild part of 
our boundary wall, and repaint our gates and doors and windows, giving us a brighter, fresher look. Not to be 
outdone, the rear garden was completely redesigned and replanted by one of our trustees, providing a much 
more attractive garden area.

Inside, we started a significant refurbishment project 
of all of our current housing stock. Working with 
CJC Construction Ltd, managed by BBD Surveyors & 
Architects Ltd, we have completely stripped out each 
flat and installed new fitted kitchens and bathrooms. 
The project also involved upgrading the central 
heating and lighting and re-decorating and re-flooring 
throughout the buildings. Windows were replaced to 

improve energy efficiency. Although interrupted for 
some weeks by the lockdown, we are now nearing 
completion of the four flats in Martindale house which 
will be occupied by the end of 2020. The project has 
been a huge one, and we must commend our residents 
for their patience and forbearance, particularly during 
their temporary relocations for up to 8 weeks, cottage 
by cottage, during the upgrade.

Our move in early 2019 to a non-resident warden model, 
enabled us to convert the warden’s accommodation 
into a community room and an office and to create two 
additional flats from the vacated space. This brings our 
provision to 20 flats.
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Sadly, we have had to call an indefinite halt to our plans 
to rebuild Colville House (see Financial Report for more 
details). It is our fervent hope to be able to restart this 
project as some stage, so that we can provide supported 
housing for even more women in need, but this will 
depend on funds becoming available.

We said goodbye to our Company Secretary, Deborah 
Barker, with much thanks for her contribution. Her 
duties are now with our Clerk. We welcomed new 
trustees, Holly Fishwick and Jan Tomlinson. 

Lastly, in September 2019, we said goodbye to our 
oldest resident, Nora, who at 105, having lived with us 
for twenty years, moved to a small, family-run nursing 

home in Slough, just a few minutes’ drive from her loved 
ones. Her family is in constant touch and Nora is doing 
very well and looking forward to her 107th birthday in a 
few months’ time!

We are fortunate in that all our trustees willingly take 
on extra tasks to keep the Almshouses running well. 
We would particularly like to thank Hilary Parsons for 
her tireless work in support of the charity and Trustees. 
Similarly, we thank Kate Woollcombe for all the help 
and advice that she gives and Sandy Ryan, our Clerk, 
who is so efficient and works hard to keep us all in order. 
Pat looks after the welfare of the residents and all this 
ensures a happy and secure atmosphere.

Chairman of the Board of Trustees
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Achievement and performance
Investment performance

At the year-end Rathbones were holding only cash of 
£269,309. We had stopped charging any fees, and were 
simply paying the contractors as instructed by the 
trustees.

The portfolio was liquidated halfway through the year 
as it was clear the refurbishment would require all of the 
available funds when work commenced. This prudent 
approach proved fully justified by the arrival of the 
coronavirus which caused stock markets to fall sharply 
before the year end. The Financial Times All-Share index 
for the UK market had produced a negative return, of-
3%, over the 5 years up to April 5th 2020. The

Almshouses portfolio had produced a very good return 
of +42% over that same period.

The fall caused by the virus had seen the FT index return 
-24% in the financial year whereas the

Almshouses’ portfolio produced a return of +2.4%, 
protecting and enhancing the outperformance over 
the previous years. It served as a salutary reminder 
that investing in stocks and shares is high risk over 
short periods of time. However over longer periods, of 
five years or more, a well balanced and well managed 
portfolio can produce good returns. We hope the charity 
is able to rebuild its funds again over the years to come, 
to continue its valuable mission.

Financial review
Financial position

The charity’s income is derived principally from rent 
on the available properties, the vast majority of which 
is met from housing benefit which is, despite the 
challenges of Universal Credit, constant and reliable. 
In 2020 full occupancy of available flats, combined 
with negligible arrears, enabled us to generate income 
of £312,157 (2019: £297,402). Investment income 
fell as portfolio funds were applied to meet the costs 
of refurbishment of the estate, but careful expense 
management and the lower costs of working with a 
non resident warden enabled us to generate a return 
of some £73k before accounting for the write off of the 
Colville site development costs .

As mentioned in the Chair’s report, following the 
bankruptcy of the main contractor and sharply 
rising costs of materials and changing planning and 
regulatory requirements, the board has accepted 
professional advice that it is now most unlikely that the 
development project, as originally conceived, will be 
achieved. It has therefore, with great regret, decided 
to write off the capitalised costs. A £1.36m charge has 
accordingly been made against earnings in the year 
with a corresponding diminution in asset value.

The impact of the write off on the balance sheet is 

marked but the charity nevertheless remains well 
capitalised. It owns the freehold of its property, the 
current value of which is not reflected in the accounts 
and which will, by the end of December 2020, be fully 
refurbished.

Liquidity is comfortable, with a current ratio at year 
end of 1.36. Year end reserves of £1.01m, together with 
surplus cashflow from operations during the year, are 
expected to adequately meet the anticipated costs of 
the refurbishment due to compete in December 2020 .

The release of the final 4 flats is expected to generate 
further income of £73k pa. Combined with the 
anticipated annual surplus of existing operations, this 
will make a meaningful contribution towards rebuilding 
reserves to comfortably accommodate future capital 
commitments and in particular, to support renewed 
efforts to develop plans for the Colville site.

Reserves policy

Reserves are held in order to provide adequate funds 
to maintain the housing stock in good repair, to fund 
future developments and to continue to provide 
housing and support to residents in the event of a 
disruption in revenue. Total reserves at 31 March 2020 
amounted to £1.0m.
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Statement of financial activities
(Incorporating an income and expenditure account)
For the year ended 31 March 2020

INCOME AND ENDOWMENTS FROM 
Donations and legacies 157 940

Charitable activities 
Provision of Housing 312,157 297,402 

Other trading activities - 227 
Investment income 9,724 14,181 
Other income 4,952 3,637

Total 326,990 316,387

EXPENDITURE ON 
Raising funds 2,981 2,604

Charitable activities 
Provision of Housing 1,638,086 297,070

Total 1,641,067 299,674

Net gains on investments 19,695 63,789

NET INCOME/(EXPENDITURE) 1,294,422 80,502

RECONCILIATION OF FUNDS

Total funds brought forward 2,307,732 2,227,230

TOTAL FUNDS CARRIED FORWARD 1,013,310 2,307,732

2020 
Unrestricted fund £

2019 
Total funds £
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Balance Sheet
31 March 2020

FIXED ASSETS 
Tangible assets 571,393 1,537,349 
Investments 414,858 734,312

986,251 2,271,661

CURRENT ASSETS 
Debtors 15,633 14,734 
Investments 571 568 
Prepayments and accrued income 3,343 2,622 
Cash at bank and in hand 81,035 55,068

100,582 72,992

CREDITORS 
Amounts falling due within one year (73,523) (36,921)

NET CURRENT ASSETS 27,059 36,071

TOTAL ASSETS LESS CURRENT 
LIABILITIES 1,013,310 2,307,732

NET ASSETS 1,013,310 2,307,732

FUNDS 
Unrestricted funds 1,013,310 2,307,732

TOTAL FUNDS 1,013,310 2,307,732

2020 
Unrestricted fund £

2019 
Total funds £
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How you can help us
Donations are always welcome, no matter how small.

We are always pleased to hear from anyone  
who might be interested in joining our Committee.

Title: First name or initial(s):

Surname:

Full Home address:

Postcode:

Telephone:

Email: 

☐ I would like to make a donation of £10/£25/£30/other amount £_________

☐ I would like to Gift Aid a donation (please complete the form on next page)

☐ I am interested in joining the Committee

Please tick above as appropriate and return to:

The Clerk to the Trustees 
The Friendly Almshouses 

155-167 Stockwell Park Road
London SW9 0TL

Email: office@friendlyalmshouses.org

Telephone: 0207 274 7176

Twitter: @TFABrixton
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Gift Aid Declaration
Boost your donation by 25p of Gift Aid for every £1 you donate. 

Gift Aid is reclaimed by the charity from the tax you pay for the current tax year.  
Your address is needed to identify you as a current UK taxpayer.

In order to Gift Aid your donation you must tick the boxes below:

I want to Gift Aid my donation of £______________ and any donations I may make in 
the future or have made in the past 4 years to: 

THE FRIENDLY ALMSHOUSES, 155-167 Stockwell Park Road, London SW9 0TL

I am a UK taxpayer and understand that if I pay less Income Tax and/or Capital Gains 
Tax than the amount of Gift Aid claimed on all my donations in that tax year it is my 

responsibility to pay any difference. 

My Details 

Title: First name or initial(s):

Surname:

Full Home address: 

Postcode: 

Signature: Date:

Please notify the charity as soon as possible if you: 

• want to cancel this declaration

• change your name or home address

• no longer pay sufficient tax on your income and/or capital gains

If you pay Income Tax at the higher or additional rate and want to receive the 
additional tax relief due to you, you must include all your Gift Aid donations on your 
Self-Assessment tax return or ask HM Revenue and Customs to adjust your tax code.



The Clerk to the Trustees 
The Friendly Almshouses 

155-167 Stockwell Park Road
London SW9 0TL

Email: office@friendlyalmshouses.org

Telephone: 0207 274 7176

Twitter: @TFABrixton


