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I was delighted and honoured to be asked to take on the role of President of South London YMCA
in succession to the late Lord Weatherill. His passion for the work of the Association was clear to us
all, and I am proud to be able to continue his fine work.

In my first year in the role, I have been greatly impressed by the range of 
services that the Association runs, the dedication of its staff, and by the plans 
for the future. 

I have also met many of our customers, listening to their remarkable stories, 
and how they came to be in need of the YMCA’s services. This year’s report has 
a clear focus on our customers and their journeys towards independence. 
I am impressed that the report has been written by customers working alongside staff,
demonstrating our renewed commitment to putting the customer first. 

I also hope you enjoy reading about some of our new and innovative services. 
I would like to highlight in particular our new Community Host Scheme, which 
is helping to meet the new agenda around prevention of youth homelessness.  
This extremely impressive new service is a model ripe for further development 
in the future, and is one I highly commend. 

I would like to thank our staff for their hard work during the year, and for their ongoing
commitment to meeting the needs of our customers.

The Lord Bowness
President, South London YMCA   



Over the past year, the Association has
continued to make excellent progress. As well
as commencing our ambitious asset
management strategy with the major
redevelopment of our Stockwell site, we also
opened three exciting new services.

The Community Host Scheme provides
supported lodgings in the community for 
16 – 17 year olds, and is already proving to be
a huge success. You can read more about this
vibrant new service later in the report. We also
started work in the London Borough of Sutton,
providing support to older people with issues
around alcohol. Our third new service,
delivered in partnership with Metropolitan
Housing Trust, provides six high quality shared
units in Lambeth for young people moving on
from our Stockwell hostel. 

Last year’s report outlined our new asset
management strategy, which aims to
significantly modernise our stock. The strategy
is now well under way, with the major
redevelopment at Stockwell rapidly
approaching completion. You can read more
about the developments later in the report.

This year’s Annual Report is focused on our
service users – our customers. It has been

written by a group of our customers and staff
working together to record the work of the
Association over the last year. The theme of
‘Building Lives’ reflects not only our work to
help people build towards an independent
life, but also our work to redevelop our stock.
The focus on customers also signifies a key
theme for the coming year, during which we
will continue to build a customer focused
organisation with our customers at the heart of
everything we do.

After over 20 years’ service with the YMCA, we
said farewell to our long serving Chief
Executive, Toni Letts, who retired in May 2008.
We would like to thank Toni for her ongoing
dedication to serving the needs of homeless
people and for her tireless work on their
behalf. We wish Toni well as she continues to
pursue a wide range of other interests in the
service of the local community.

All our achievements during the last year have
only been possible through the efforts of our
staff. On behalf of the Board, we wish to thank
our staff for their commitment, dedication and
excellent work to help meet the needs of our
customers. We would also like to thank all our
funders and partners, especially the London
Boroughs of Croydon, Lambeth and Sutton,

the Primary Care Trusts in Croydon and
Lambeth, the CLG, Housing Corporation, Big
Lottery and the many other charitable trusts,
groups and individuals who continue to
support our work. 

We hope you enjoy reading our report and
would like to thank you for your interest in 
our work.

Chair and Chief Executive’s
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David Fitze, Chair Jeremy Gray, Chief Executive



The Community Host Scheme works with
young people aged 16 -17 years old who
can no longer live at home with their
families. The scheme places them with
carefully selected ‘hosts’, where they can be
provided with supportive accommodation in
a homely environment, a room of their own,
and help to gain the skills required to live
independently. 

The scheme is funded by Communities and
Local Government and Lambeth Council’s
Supporting People team. As part of the
Government’s National Youth Homelessness
Scheme, the Community Host Scheme is an
innovative new approach which contributes
to the prevention of homelessness.

Who are Community Hosts?
A host can be anyone with a spare room and
an interest in helping a young person to
achieve. Placing a young person with the host
is an alternative to supported housing or a
hostel placement. The young person may live
with a host for up to 2 years, during which time
hosts will be required to work in partnership
with South London YMCA staff to ensure the
success of the placement.

We are currently recruiting hosts who live in
the London Boroughs of Lambeth and
Southwark; we also have plans to expand the
scheme to other boroughs in the near future.

The scheme aims to provide an opportunity to
enable a young person to return to their family
- where possible; to provide an alternative
form of support for young people, and to
reduce the numbers of young people living in
temporary accommodation. The scheme is
primarily – though not exclusively – aimed at
young people from black and minority ethnic
communities.

Who uses the Community Host Scheme?
To help demonstrate the range of young
people who have been placed through the
scheme, here are some of our young people’s
life stories and photos of some of our other
young people and their hosts.

Building Communities
THE COMMUNITY HOST SCHEME
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IT PAYS TO BECOME A
COMMUNITY HOST

HAVE YOU ROOM IN YOUR LIFE AND HOME?

For more information call today: 020 7501 8016 or 
email community.host@southlondonymca.org.uk

“
”

I HAVE 
POTENTIAL
SUPPORT A YOUNG PERSON 

TO FULFIL THEIR GOALS



Jemma’s story
Jemma is 17 years old. She had to leave home
after ten years of family troubles: Jemma’s
parents had separated, but still lived in the
same house, causing significant friction within
the family. Jemma did not feel safe in this
environment and found her mum and dad’s
frequent arguments distressing. She also
witnessed violent behaviour by her dad
towards one of her sisters. Despite all that was
happening in her life, Jemma managed to gain
good grades in her GCSE’s and is currently
studying for her A-levels.

Having come from a difficult family
background, Jemma was initially very
apprehensive about the scheme, feeling that
living with another family might be similar to
her own experience. However, she decided to
give it a go after staff reassured her. As we
were able to place Jemma with a host couple
with three children, we were able to meet her
request to be in a house with other children.
Both Jemma and the hosts instantly felt they
got on together - they laughed a lot together
and enjoyed making and eating their first meal
together.

Jemma says that she feels comfortable with
the family, and that she is treated as if she is
part of it and not as an outsider. She is
included in the regular family house meeting
where they discuss any problems, and issues

such as who will clean and cook. Jemma says
that being away from her parents’ home has
made a huge difference to her: she feels less
stressed, she has established a claim for
benefits, and feels that she now has a great
chance of pursuing a degree after her A-levels.
Her hosts feel that she has fitted in into their
household well, and that Jemma has been a
very positive influence on their own children,
aged 21, 15 and 11. The younger girls look up
to Jemma as a positive role model  who is
doing well for herself despite her difficult
experiences.
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Samantha’s story
Samantha is 17 years old. When interviewed
for the scheme, Samantha was staying on
various friends’ sofas, and with extended
family. 

Samantha had a very challenging family
background. She had poor relationships with
her brothers and stepdad, and a lack of
support from her mum. Two years ago,
Samantha’s 13 year old sister died from cancer.
In addition, her 13 year old brother has severe
behavioural issues that she also found
challenging to cope with. Without support
around the bereavement, she suffers from
occasional depression because of what she has
been through. Samantha’s education was also
disrupted. After a gap of some years, she has
only recently re-entered education, doing an
NVQ level 2 in hairdressing. After her course
finishes, she wants to do a performing arts
course and later pursue a career in singing.
She is thoroughly enjoying the educational and
social experience of her college life after a
long period of isolation, instability and with a
lack of positive role models in her life. 

Since moving in with her host, Samantha’s
relationship with her mum has greatly
improved. They are now able to enjoy each
other’s company far more, in what Samantha

sees as a much more mature way. They are
now planning a visit for her mum to
Samantha’s new home with her host.
Samantha’s youngest brother has also visited
her in her host’s home and her host cooked
dinner for them both.

Although Samantha is still adjusting to her new
living environment she feels that it’s better
than how things were at her mum’s. She now
has the appropriate support network in place
to assist her in pursuing her next stages in life.
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Jesse and her host

Jesse 



Here is the story of one of our hosts:

Euneta’s story 
Euneta is a retired woman who heard about
the Community Host Scheme from her
neighbour, and then learned more by
attending an open evening. Euneta applied to
be a host as she felt she could offer a safe and
comfortable home to a young person in need.
She wanted to ‘put something back’ into her
community and give a young person a chance
to become a “fully functional member of
society”.

Following the usual thorough assessment
process, Euneta was required to go through a
variety of background checks before she was
approved by the Community Host Scheme
panel. This included a health and safety
assessment of her home, three referees being
interviewed about her ability to support a
young, vulnerable person, a CRB check and a
medical report from her GP. 

With 35 years’ experience of nursing, and
experience of bringing up her grandson who
has learning disabilities, Euneta brings a wide
variety of skills in communicating with
vulnerable people, including sign language.
Euneta has also been very active in her local

community, taking a keen interest in social
activities such as flower arranging and
computer studies. Euneta enjoys a healthy
lifestyle and is happy to guide a young person
living in her home to learn about the positive
aspects of all of her interests. She is already
making a great difference to the life of the
young person placed with her.

BECOMING A COMMUNITY HOST

If you feel you could follow Euneta’s lead and
would like to consider becoming a Community
Host, please contact the Community Host team
for an informal and confidential discussion on:

Phone: 020 7501 8016 

E: community.host@southlondonymca.org.uk
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This year’s report focuses on our customers
– our service users. One of the members of
the steering group who helped produce
this Annual Report is Ade, who tells her
story here:

“When I was first referred to YMCA
Cornerstone I was homeless. I had been
sleeping from place to place, sometimes in
unsafe environments and was really vulnerable.
I am a recovering addict and was in danger of
relapsing back into addiction. I was scared and
alone. I was feeling suicidal and desperate not
to relapse.

Going to the YMCA was a real G odsend for
me. I was assessed and two days later was
offered a room. It was hard at first adapting to
living in such a big environment amongst
people who were obviously still using drugs
and alcohol, but I kept myself to myself, and
just got on with my life as best as I could. It
was good having somewhere safe to rest my
head at night. The staff were very welcoming
and helpful. I could see that the staff genuinely
cared and that they wanted to help, and I
hadn’t had that care and support for a long
time.

I lived there for 7 months and the staff noticed
that I was struggling to live amongst people
who were using and drinking. Even though you
are not allowed to drink or use drugs on the

premises, it was obvious some people did. The
manager referred me to Keystone, the YMCA’s
first stage rehab house. I jumped at the
opportunity to move on to a drink and drug
free environment. After an assessment I moved
in a week later. It was heaven for me. All the
staff and my key worker were great and really
helped residents who helped themselves. I
lived there for 2½ months and then moved on
to the second stage house in South Croydon. I
have lived there for nearly a month now and I
love it.

I am independent once more, still drink and
drug free. I have a key worker who I can
contact whenever I need to. In fact I can
contact any of the staff from Keystone or
Cornerstone if I have any problems or need
some advice. I have also set up a support
network outside the YMCA.

My life has turned 100 degrees around, with
the help of a roof over my head when I was
homeless, and with the help of staff and key
workers who did a good job and genuinely
cared. I have a lot to thank them for. I am a
very grateful resident.”

We would also like to thank Ade for
contributing this poem for the report:

MY LIFE

My life’s been full of ups and downs, I’ve never
been quite right, I’ve drifted here, I’ve drifted
there, feeling troubled, day and night.

But then one day I felt a change, deep within my
soul, I found a chance to live my life and try to
reach a goal.

I gave up drugs and gave up drink, my mind
could breathe, I could now think.

I got help from the YMCA and a key worker: 
I began to see sense, no longer a joker.

I’m trying to give back what was given to me –
what was that you ask? A sense of reality.

I’ve changed my future, forgot my past, my life’s
moving forward – love myself at last.

I’m now not looking at things I don’t have, but
thanking the Lord for what I have got. I am well
blessed, and pity those who are not.

So thank you friends who stuck by me, and
thank you people who really care,
thank you Lord for being there.

Ade

My Life
IN THE YMCA
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Building Trust
THE PERFECT RELATIONSHIP?
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The relationship between keyworker and a
service user is a vital but very delicate
interaction between two people who may
have very different personalities. The key
ingredients of this special relationship are
respect, trust and good practice. These
ideals are developed over a period of time.
In many cases it takes months to forge the
relationship necessary for the service user to
feel comfortable about opening up their
lives to their keyworker. However, this is
important in order that the worker can help
to meet their more in - depth support needs.

For this article, Italy Small, one of our support
workers at Stockwell, interviewed Denise
(keyworker) and Ade, who worked together
when Ade stayed at our Cornerstone hostel, to
find out what makes the perfect relationship
between staff and service user.

“Denise and Ade managed to develop a very
strong working relationship. Ade came to the
YMCA with several support needs such as
problematic drug and alcohol use,
homelessness and bereavement issues. She
was already starting to receive help with some
of these issues from outside agencies, so her
keyworker was there to help keep her focused
on what she wanted to achieve. 

One of the things that made this relationship
work was the fact that Ade wanted and needed
support, and was receptive to the help on offer
from Denise. This made it easier for both
parties to agree and initiate a supportive
action plan. Ade said that when she first
started to receive support she was a bit
apprehensive when it came to going deep into
her personal life, but over time the relationship
grew and Ade started to feel more
comfortable. Denise said that Ade was easy to
work with and she was able to discuss and
agree with Ade the best ways to support her.

Denise and Ade worked as a team to ensure
that Ade received the best possible support at
all times. Ade said that it was difficult for her
to stay on her rehabilitation programme; this is
where her keyworker was able to help keep
her motivated, and pointing in the right
direction. Denise said that she enjoyed
working with Ade because all she had to do
was point her in the right direction and she
would work hard to be successful and achieve
the goal that she had set. Denise said that she
could not have asked for a better service user
to work with. 

With Denise’s help, Ade moved from
Cornerstone to our rehab project Keystone,
and then after successfully completing the
programme there, she moved on to our
second stage project linked to Keystone,
which offers lower support. Ade will soon be
starting a training programme with the “Youth
Awareness Programme”. Denise said that Ade
has come a long way in a short time, which is a
testament to the support that she provided in
her role as Ade’s keyworker. 

This example shows the way we hope that
relationships will work between keyworker and
service user, but the relationship does not
always work so smoothly. Sometimes the
service user doesn’t know what support they
need, or they say that they don’t want any
support. However, if both parties work hard
and are committed to success, they should be
able to find common ground in which to
create a positive working environment. This
helps ensure that we can work positively
towards meeting the service user’s needs, and
help them move towards independence.”

Ade and Denise

Italy Small



Customer involvement is central to our new
strategy, which aims to put our customers at
the centre of all that we do. We are aiming
to meaningfully involve our customers in all
aspects, and at all levels, of our work.

Working with colleagues at leading
homelessness organisation Broadway, this year
we formed a steering group of customers who
will work closely with our new Customer
Involvement Manager to implement our new
involvement strategy. This will include
opportunities to influence our services at local
level, as well as organisational level influencing
opportunities, such as involvement in staff
recruitment, focus groups and service audits,
and ultimately customer representation on our
Board.

We also aim to involve our customers in a wide
range of meaningful activities and events. In
this section of the report, we give a flavour of
the diversity of activities that we have
provided during the year.

Wordamouth project: production of Caught
Slippin’ DVD
This year a group of twelve Cornerstone and
Lansdowne Hostel residents produced a hard
hitting DVD which explores issues of guns,
knives and violence.

The ten week project started with exploration
and discussion of the issues. A Policeman
came to give a talk about crime in the
Croydon area, which provoked a very lively
discussion with residents. The group also
heard direct from a mother whose teenage

daughter was tragically murdered in March
2003. She gave a moving speech to the group
on the risks involved in carrying a gun or a
knife, and related her experience as a parent
dealing with the effects of guns, knives and
violence. 

Filming of the DVD took a full week, and most
of the filming was done at our Cornerstone
hostel. Most of the actors were our residents
and staff – for most, this was their first
experience of acting in a film! The story is
about a 15 year old, caught up in gun crime,
who murders another young man. It follows his
time in prison and then his meeting with the
victim’s family prior to granting of parole. It
tells a powerful story of the repercussions of
gun crime for all parties. The storyline and
script was written entirely by our residents.
Derrick Williams, staff member who starred in
the film, said that much of the script was “ad
libbed” to go with the moment.

The DVD has been used to raise awareness
and stimulate discussion amongst our
customers and to educate young people
about a range of issues connected to gun
crime. We intend to use it for educational
purposes more widely over the coming year.

Building Involvement
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Jude Norden (staff member)
An image from the Caught Slippin’ DVD



Garden Party in Richmond
Demonstrating the diversity of activities
provided, some young people supported by
the Community Host Scheme attended the
YMCA England summer garden party in leafy
Richmond upon Thames. Some of the hosts
attended along with the young people, as did
the two workers from the scheme. Jude
Norden, Community Host Scheme 
worker, reports:

“Mohamud, Michelle and I set off from Brixton
to meet up with the hosts for a leisurely sunny
Sunday afternoon. After getting a little lost in
Richmond, Mohamud managed to get us back
on the right track to the beautiful grounds of
the home of the Baron and Baroness van
Dedem. We all agreed that we had not
anticipated quite how big the gardens would
be! Mohamud said it was great to see so much
greenery and trees, and how it was good to go
somewhere so different from Lambeth.

We were greeted at the entrance by Jenny,
one of the organisers, who was expecting us.
We exchanged our tickets for a cup of tea and
some huge slices of homemade cake. We met
up with the others to walk around the
landscaped gardens, packed with a vast
selection of trees, herbs and interesting plants.
We then had our first ever game of croquet,
and then Michelle decided to have her face
painted for a laugh. 

The rest of the afternoon was spent lounging
about on the immaculate lawn, and eating
large amounts of cake. There was also a jazz
performance by young people. This was the
first year that the event was held at this superb
venue, and we hope to be invited back again
next year. The Community Host young people
certainly had a great time.”

Elizabeth House Garden Project
Also on a garden theme, young people at
Elizabeth House have recently transformed the
garden at the service. The picture shows the
results of this project, which we hope will
inspire other services to do the same in the
coming year! 
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The YMCA is a leading Christian charity committed
to supporting all young people, particularly in times
of need. Charity no. 212810 www.ymca.org.uk

SUMMER
GARDEN PARTY

All money raised will go towards the YMCA Step-In Project,
which tackles the root causes of teenage homelessness 
and ensures there are alternatives to the street.

Historic setting -
once the site of a Tudor Palace

Beautiful landscaped garden

Local jazz band Fourtune 

Musical performances from 
young people 

Special Father’s Day Raffle prizes

Circus skills workshops

Home baked goodies

and more ...

Trumpeters House, Old Palace Yard
Richmond TW9 1PD

Sunday 15th June 2008
2.00 - 5.00 pm

TICKETS ARE £5

Advanced purchase & 
group discounts:
T: 020 7061 3327 
E: events@ymca.org.uk
W: www.ymca.org.uk

Tickets also available on the day

You are invited to our

at the home of Baron and Baroness van Dedem



The organisation runs a range of specialist
services for people with particular needs.
The common theme is the specialist nature
of the projects - however that is where the
similarities end. The work being carried out
on a daily basis is as varied as the people
accessing the services. Here, Lisa Morris,
Head of Service for the specialist services,
provides a snapshot of life in those services.

Croydon Alcohol Counselling Service (CACS)
CACS works with over 50 clients every week,
and has over 20 counsellors. Services offered
include individual, couples and group work,
the common factor being the alcohol element
of the work. Counselling is available at
different times throughout the day and
evening in an attempt to offer people a
service that meets their needs in relation to
their availability, work and care responsibilities. 

“I think CACS is a vital service and I'm very
grateful to have benefited from it…..CACS was
very valuable and very supportive, without
being judgmental…..The sessions have got me
through an extremely difficult time.”

Cameron House
Life at Cameron House is based around lower
support, and residents focusing on their
individual plans with the support of their
designated key worker. Residents’ daily lives
vary from paid employment to education and
training courses. Sharing accommodation with
another young person offers the opportunity
of peer support and building informal support
networks. 

“I wanted to move into completely independent
accommodation, but I realise Cameron House
was right for me now…. I tested out my
independent skills without really being alone.”

Community Host Scheme
Life in the Community Host Scheme is based
around supported lodgings being offered to
young people, mainly from BME communities,
by a ‘host’ family. This is both a new and
innovative project, which you can read about
in more depth elsewhere in this annual report.
The snapshot of life in the Community Host
Scheme is about stability, support, sense of
community and meeting the cultural needs of
the young people in the placements. 

Young people: 
“I feel at home - like part of the
family…..Communication with my hosts is
brilliant - I never feel that there's things I can't
say. They are completely reasonable regarding
house rules…..I am allowed and encouraged to
be myself.”

Host: 
“I'm not strict but she understands all the rules
of my house….I don't need to be bossy - we
communicate well. We have a great
relationship. We have respect for each other. We
both clean together. She keeps her room, the
bathroom and toilet clean.’’

Crocus House
Crocus House offers women with children a
safe and supportive environment in which they
can live and plan for their family’s future after
experiencing domestic violence.
Accommodation is self contained to promote
privacy and facilitate families nurturing
themselves with a view to promoting
independence. However, support networks are
actively encouraged with the view of a
supportive core community developing. 

“Being offered safe accommodation has meant I
can rebuild my family; my children can move on
from the terrible things they saw and heard.”

Building Confidence
A DAY IN THE LIFE OF THE SPECIALIST SERVICES

10 BUILDING LIVES SLYMCA ANNUAL REPORT 2008



Elizabeth House 
Life at Elizabeth House is busy, with 11 young
people living at the service, sharing facilities
and focusing on building their skills for
independent living. With staff on duty 24
hours a day, there is support available as
required. In addition to regular support
planning, there are drop in sessions and group
activities designed to develop practical and
emotional skills. 

There is an active culture of service user
participation: young people helped to design
their new self catering facilities; they are also
working with the architect designing a new
hostel for young people nearby.

“I could not live at home anymore…but was too
messed up to make it on my own. Its good to get
support from staff and your mates here, but I
still want a place of my own when I am ready!”

Keystone House 
Life at Keystone equates to safe, clean and dry
accommodation for people who have
experienced problematic drug and alcohol
issues. There is a core therapeutic programme
which aims to help residents explore their
relationship with substances and equip them
with skills to manage cravings and reduce the
likelihood of relapse. It is fair to  say that life at
Keystone is not without its struggles due to
the intensity of  the programme. However,
Keystone has developed a sense of

community and staff support is greatly
enhanced by peer support and the house
community. 

“Keystone helped me understand that my
recovery is my own responsibility. Its not like
rehabs I’ve been to in the past, its less intense in
some ways as staff are only there during the
day, but having space helped me get my
priorities clear in my head. ”

Keystone 2nd stage
Life in the Keystone 2nd stage houses varies,
the common theme being that all residents
have been clean and dry from substances for
at least 6 months and are keen to continue to
live in accommodation free from alcohol and
drugs.

Residents are encouraged to clearly focus on
their future aspirations and actively work
towards achievement step by step, whilst
continuing to utilise relapse prevention
strategies. Some of the current residents are
active participants in the SLYMCA health and
safety committee, the service user
involvement group, and have been involved in
writing this annual report…look out for them
on the other pages!

“I had been clean for 6 months when I moved in,
but I did not feel confident I could stick to my
new way of life. Having some support instead of
being left on my own helped me focus on my
future and not my past.”

Sutton pilot alcohol scheme
The Sutton scheme offers a responsive service
to people over 55 years of age with alcohol or
substance use issues which are impacting on
their tenancy. The Co-ordinator provides direct
tenancy sustainment work alongside
personalised abstinence or harm reduction
strategies.

“I had lost my job and wife through my drinking
and was going to be evicted. Having someone
who helped me with my housing stuff meant that
there was a reason for me to stop drinking.”

Building Independence
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Lisa Morris, Head of Service, Specialist Services



The last year has seen some of the most
important changes in the Association’s
history. For a number of years, it has been
clear that the focus of our work has evolved
as we have tried to bring real change to the
lives of the people with whom we work, as
well as providing high quality housing. Most
of our buildings were designed more than
forty years ago to meet a very different set
of needs. Today’s challenges require
accommodation and environments that can
help people to grow and develop as they
move towards independence. 

With this in mind, we have begun the first
stages of a programme to transform the
Association’s stock and give us new
buildings designed with full customer
involvement.

The sale of the Lansdowne site, 
central Croydon
We have entered into a contract to sell the
1960’s built Lansdowne Hostel site and close
the scheme during the 2010/11 year. The
money received from the sale will help to
create new projects which will be ready before
the Lansdowne Hostel closes. We are currently
considering a number of opportunities to
replace this hostel, and some exciting new
developments are already beginning to 
take shape.

Knights Millennium Foyer, Upper Norwood
This project, originally built as a police training
centre, has been managed by the Association
for some years. It was formally transferred to
the Association in 2007, as the first step
towards a complete transformation of the site,
which will create housing for up to 100
residents and engage them fully in a wider
range of training and recreational activities.
We have been working closely with young
people and Croydon Council to ensure that
the design is as effective as possible in
achieving the best outcomes. We plan to open
the new project in 2010.

Building Homes
A YEAR OF CHANGE
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Stockwell re-development



St James's Road, Croydon
The former hostel on this site was very poorly
equipped and struggled to deliver quality
services. Although a major refurbishment was
considered, it was agreed that it would be
better to begin afresh and create a completely
new project, designed specifically for up to 15
younger people. It is hoped that work to
rebuild on this site will begin in 2009.

Cameron House, Croydon
Over the years the Association has operated a
number of different services from this building,
which was previously leased from another
organisation. It was in poor condition and
required some major investment. After looking
at a number of options, we acquired the
freehold in 2007 with a view to redeveloping
the site to create a new scheme of largely 
self-contained flats for up to 10 people. 
Work is due to begin in 2009. The service will
be fully integrated with the new service at St
James’s Road (outlined above) as well as our
existing service at Elizabeth House, to provide
a range of tailor made solutions for young
people in Croydon.

Stockwell site
Redevelopment of the site commenced this
year. The first part of the contract is for a newly
built service comprising 8 flats to support
teenage parents to settle and develop before
moving on into the community. This is due for
completion in October 2008. The second part
of the contract is to redevelop the four listed
buildings to the front of the site, which are
being converted into 20 flats, with support
offices and a new reception. This phase will be
ready by January 2009. 

This service is playing an increasingly
important role in meeting local needs. Once
complete, the new developments will allow us
to further improve the local focus of our work
and ensure that we continue to meet the
needs of the local community in Lambeth.

SLYMCA ANNUAL REPORT 2008 BUILDING LIVES 13New Weatherill House development at Stockwell



Directors’ Statement
The figures shown on this page are not the
statutory accounts of the Association but are
a summary of information relating to both
the SOFA and the balance sheet. The full
accounts from which the summarised
accounts have been extracted were
approved by the Board on 4th September
2008 and issued with an unqualified audit
opinion. Copies of the full accounts, audit
report and trustees’ report can be obtained
by applying in writing to the Company
Secretary at the Registered Office. The
accounts and the trustees' annual report
have been submitted to the Charity
Commission, Companies House and the
Housing Corporation.

David Fitze Chairman

Independent auditors' statement to the
members of South London YMCA
We have examined the summarised financial
statements of South London YMCA.

This statement is made solely to the
charitable company’s members, as a body in
accordance with the terms of our
engagement. Our work has been undertaken
so that we might state to the charitable
company’s members those matters we have
agreed to state to them in this statement
and for no other purpose. To the fullest
extent permitted by law, we do not accept or
assume responsibility to anyone other than
the charitable company and the charitable
company’s members as a body, for our work,
for this statement, or for the opinions we
have formed.

Respective responsibilities of directors 
and auditors
The directors are responsible for preparing
the summarised financial statements in
accordance with Companies Act 1985, the
Housing Act 1996 and the Accounting
Requirements for Registered Social
Landlords General Determination 2006.

Our responsibility is to report to you our
opinion on the consistency of the
summarised financial statements with the full
financial statements and directors' report.
We also read the other information
contained in the summarised annual report
and consider the implications for our report
if we become aware of any apparent
misstatements or material inconsistencies
with the summarised financial statements.

Basis of opinion
We conducted our work in accordance with
Bulletin 1999/6 'The auditors' statement on
the summary financial statement' issued by
the Auditing Practices Board for use in the
United Kingdom.

Opinion
In our opinion the summarised financial
statements are consistent with the full
financial statements and the directors' report
of South London YMCA for the year ended
31 March 2008.

PKF (UK) LLP
London, UK Registered auditors

4th September 2008

Financial Highlights

14 BUILDING LIVES SLYMCA ANNUAL REPORT 2008

Year to 31 March 2008 £ Year to 31 March 2007 £ 
Income
Letting Income and Housing Grants 3,914,750 3,829,174
Programme Activities 221,315 218,756
Grants and Donations 3,820,992 267,040
Other Income 555,458 448,191
Total Income 8,512,515 4,763,161
Expenditure
Letting Activities 3,807,622 3,791,947
Programme Expenditure 282,091 502,410
Alcohol Counselling 135,412 138,670
Investment Properties/Charitable Expenditure 50,032 62,314
Governance Costs 87,956 89,230
Total Expenditure 4,363,113 4,584,571
Surplus before Interest 4,149,402 178,590
Net Interest (40,930) (109,254)
Surplus on Sale of Land and Buildings 2,422,107 110,802
Release of Revaluation Reserve (658,360) 0
Unrealised Gain on Investment Property 196,865 0
Surplus before Transfers 6,069,084 180,138

Fixed Assets
Tangible Assets 7,111,098 2,956,062
Investment Properties 325,000 128,135
Total Assets 7,436,098 3,084,197
Current Assets 6,738,230 4,925,188
Creditors: amounts due within 1 year (865,788) (650,344)
Net Current Assets 5,872,442 4,274,844
Total Assets less Current Liabilities 13,308,540 7,359,041
Creditors: amounts due after more than 1 year (1,573,931) (1,693,516)
Net Assets 11,734,609 5,665,525
Funds and Reserves
General Housing Reserve 774,590 737,825
Designated Reserves 2,533,342 1,437,428
Restricted Reserves 89,833 109,695
Unrestricted Charitable Funds 8,139,979 2,722,217
Revaluation Reserve 196,865 658,360
Total Reserves 11,734,609 5,665,525



Financial Review
2007-08
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The key financial results are:

• Income totalled £8.5 million compared with
£4.8 million the previous year.

• An operating surplus of £4.1 million was
achieved compared with £179,000 the
previous year.

• Interest payable, less receivable, was £40,930
compared with £109,254 the previous year.

• The surplus for the year was £6,069,084
compared with £180,138 the previous year.

It is important to note that these highly positive
results were achieved mainly as a result of a
number of one-off issues:

• A property transferred to us - Knights
Millennium Foyer - must be shown in our
accounts at a ‘fair value’. This was
professionally valued at £3.7 million, and has
been shown in our Statement of Financial
Activities as a donation. This increases our
income and our surplus for the year. 

• The net proceeds of the sale of property at 
28 Wellesley Road/1 Lansdowne Road has
been reflected in the surplus on the sale of
land and buildings, together with the net
proceeds of the sale of Irving Grove.

• The investment property in Dingwall Road was
subject to a revaluation as at 31 March 2008
and the unrealised gain arising amounted to
£196,865.

If the effect of these non recurring items is
removed the underlying key financial results for
the year are:

• Income totalled £4.8 million, similar to the
previous year.

• An operating surplus of £449,000 was
achieved compared with £179,000 the
previous year.

• The surplus for the year was £408,000
compared with £180,138 the previous year.

Summary of other key financial issues:

• Lettings income: total income from lettings
increased by 1.5%. Occupancy levels have
improved and rents were increased in line with
the Association’s rent model and regulatory
policy. Losses from bad debts reduced from
the previous period. 

• Housing activities: these returned a surplus of
£107,128 compared with surplus of £37,227
last year. This was achieved mainly as a result
of a 9% increase in Supporting People
income following continuous dialogue
between our partner Local Authorities and
the Executive Team. 

• Rental income from investment property and
other sources: this increased from £448,191
to £555,458.

• Fixed Assets: the major increase is as a result
of the acquisition of Knights Millennium Foyer,
as outlined above.

• Net current assets: these have reduced as a
result of the sale of the investment property at
28 Wellesley Road, which was transferred to
current assets last year end ahead of its
agreed sale.

• Bank balances: these reflect receipt of the
initial £3 million arising from the sale of the
Lansdowne site. 

• YMCA England Pension and Assurance Plan:
having reviewed the ongoing liability of the
Association to meet the shortfall in funding of
the scheme (£1,005,689 at the year end), the
Directors established a designated reserve to
provide in full for the Association’s portion of
the shortfall. The Association’s share of the
deficit may fluctuate year on year, which may
necessitate reviews of the value of the
designated reserve in future years.
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Facts
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South London YMCA 
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Auditors
External:
PKF (UK) LLP 
Farringdon Place 
20 Farringdon Road 
London EC1M 3AP
Internal:
RSM Bentley Jennison 
Chapel House 
Westmead Drive
Westlea
Swindon SN5 7UN

Solicitors
Devonshires 
Salisbury House 
London Wall 
London EC2M 5QY

Aistons
43 Friends Road 
Croydon CR0 1ED

Bankers
HSBC Bank plc
9 Wellesley Road
Croydon CR9 2AA

A Company Limited by
Guarantee No. 4796537
Registered Charity No. 1099051
Housing Association No. H4400
VAT No. 574 1715 35

BOARD AND MANAGEMENT

Service users and staff who were involved in producing this report

Board Directors
Chair David Fitze
Vice Chair Patrick Codd 
Treasurer Tony Tucker 
Chair of Audit Committee John Cox 
Chair of Development 
& Regeneration Committee Trevor Morgan 
Chair of HR Committee John Ingman 

Funke Awoderu
Constance Hall
Derek Richards
Lawrence Stewart

Executive Management Team
Chief Executive Jeremy Gray 
Secretary and Director 
of Finance Dennis Simmonds 
Director of Services Bernadette Keane 
Director of Development 
& Regeneration Bob Brown 

President
The Lord Bowness 
CBE DL 

Vice Presidents
Dr Maureen Adams
Anne Age
Barry Barnes
Canon Joe Collins
Father Donald Minchew
Canon Paul Simmonds

Jeremy Gray 
Chief Executive

Bob Brown
Director of
Development &
Regeneration

Dennis Simmonds
Director of Finance

Bernadette Keane
Director of Services



SOUTH LONDON Contact:
T: 020 7101 9960
E: enquiries@southlondonymca.org.uk
W: www.southlondonymca.org.uk 

Head Office:
Marco Polo House
3-5 Lansdowne Road
Croydon CR9 1LL

Registered Office:
King George’s House
40 Stockwell Road
London SW9 9ES

To make a donation:
Please follow the link via our website. 
Thank you for your support.
South London YMCA, September 2008


