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Introduction

The founding of an Almshouse required benefactors, vision, commitment, co-operation, a sense
of making a difference to people’s lives and a deep-rooted connection to the wider community
from whom the occupants came towards the end of their lives.

The founding Charter also stipulated that residents must be ‘poor' and of 'good character’: in
need of good accommodation and able to be able to contribute to a welcoming and hospitable
community.

Today, Dartford Almshouse Charity is no different in terms of requiring trustees, staff, licensees,
families, friends, guests, and outside service agencies to work together constructively and in
good spirit.

Previously we have revisited how we interview applicants and have agreed to take an approach
that is more comprehensive and layered in appreciating what makes for ‘poor’ and‘ of good
character’. We have broadened our understanding that’ poor’ can also means ‘poor’ in terms of
receiving family, friends and neighbourly support. In terms of ‘good character’, we have also
decided to ask for both personal and landlord references and to get a feel from our warden as to
how they would fit into our community. Our clerk and warden will now visit applicants in their
homes to further appreciate their position and report on this to trustees.

Key to the direction and governance of an Almshouse Charity are the trustees who undertake this
work in a voluntary capacity, apart from myself who by default, as being Vicar of the parish is
Chair and nominated trustees from Dartford Borough Council.

I have always relied on good colleagues to play a prominent role. Currently Gloria Dillon-White
and Rosanna Currans are sharing the role of Vice Chair and I am grateful to them for their
wisdom and time steering us forward. We have welcomed several new trustees from the wider
community, Steve Harper, Karen Dunn and Dan Parrott and are already benefiting from their
input.

Finally it is time to say goodbye to some long term stayers: our clerk and warden have informed
us that will be retiring soon. Both Kevin and Linda have been the human face of kindness of this
charity in exemplary fashion. To whoever succeeds them they will be a hard act to follow!

As for me I am retiring this September and after 33 years of being the formal Chair of this
charity I will he putting my feet up! I have at times been quite confrontational when needed. I am
sure my successor will have more guile and tact. I wish them well. It is a very rewarding role to
perform.
.

Martin Henwood
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Dartford Almshouse Charity

Annual Report for the Year 2025/2026

What Is An Almshouse? The recognised definition of an almshouse is:

An almshouse is a unit of residential accommodation which belongs to a charity, is provided exclusively

to meet the charity’s purposes (for example the relief of financial need or infirmity) and is occupied or is

available under a licence by a qualified beneficiary.

An almshouse is typically a charity which is established for purposes which are to be furthered by the

provision of one or more almshouses. It is usually a charity for the relief of financial hardship by the

provision of housing and associated services or benefits  which must (or is authorised to) provide its

primary benefit by the grant of a licence to occupy the accommodation that it owns to its beneficiaries.

In addition, an almshouse charity is likely to have one or more of the following features:

1. The origin of the charity is a private gift for the relief of poverty.

2. The beneficiaries are required to pay a weekly maintenance contribution that must not be set at a

level that would cause hardship.

3. The nature of the accommodation is such that the licence requires that beneficiaries must show

particular consideration for the needs of the other residents.

4. A significant proportion of the accommodation is permanent endowment.

5. The beneficial class of the geographical area from which it can be drawn is restricted.

Almshouses  are  therefore  fundamentally  different  from sheltered accommodation and other  forms of

affordable  housing,  whether  provided  privately  or  by  local  or  other  authorities.   The  provision  of

almshouses is usually by charities, often local, run by trustees, and cannot be sold except in very clearly

defined circumstances – they are thus intended for use in perpetuity. The essential quality of living within

them, also, is communal, sometimes with a warden but often administered by volunteers with the trustees.

Note:  Almshouses do not necessarily have the word ‘almshouse’ in their name; they may be referred to

by another title, such as ‘College’, ‘Hospital’ or ‘Homes’.  This is due to the historical nature of some

almshouses and the contemporary usage of these terms at the time the almshouse was established.
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History of Almshouses

The history of almshouses stretches back to medieval times when religious orders cared for the poor.

Originally called hospitals or bede houses, in the sense of hospitality and shelter.  The oldest almshouse

foundation still  in  existence is  thought  to  be  the Hospital  of  St  Oswald in  Worcester  founded circa

990.  

By the middle  of  1500s,  there were about  800 medieval  hospitals  spread across the  country but  the

dissolution of the monasteries meant that many  were either sold off to landowners or left to ruin.  It was

during the late sixteenth century that the medieval craft guilds founded many hospitals to provide care for

the “elderly decayed” members in their declining years.  Today, links with the City Livery Companies

remain strong, with many still retaining their own almshouses. 

Benefactors came from all walks of life; Kings and Queens, Archbishops and Clergy, the Aristocracy,

Merchants and Liverymen.  Undoubtedly, many benefactors were driven by conscience and the needs of

their  fellow men, and perhaps a less charitable explanation was the possibility of securing their own

salvation!

In more recent Georgian and Victorian times, almshouses became more urban in character.  During the

Victorian era housing became a huge social problem as people migrated to towns looking for work.

Scandalous  conditions  of  the  workhouses  inspired  wealthy  philanthropists  to  endow  almshouses,

generally for their local area and in groups of 6-12 dwellings.  It is estimated that some 30% of current

almshouses were founded during this period.

Almshouses are often splendid historic buildings with fascinating features such as dedications, statues,

inscriptions,  coats  of  arms,  clock  towers  and sundials.  Many retain  beautiful  chapels  where  regular

services are still held and provide delightful gardens for their residents.  They are often laid out in the

traditional three sided square providing a sense of security and community for their residents.  A unique

feature of an almshouse charity which has been consistent throughout the ages is that they are governed

by locally recruited, volunteer trustees whose motives are purely altruistic. 

Many of these beautiful, original buildings are still in use and are being restored and extended in order to

provide warm, comfortable homes with modern heating, bathrooms and kitchens.
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Almshouses Today

Whilst many of us may be aware of the traditional and fine almshouse buildings dotted all over the United

Kingdom, few perhaps realise how vibrant and relevant the almshouse movement is today and how it

continues to provide a strong sense of community; offering safety and security, and making it possible for

those in need to continue to live independently, in a locality of their choice, often near to families.

At a time when there is a severe shortage of affordable rental accommodation, the role of almshouse

charities  is  now  more  vital  than  ever.  In  some  rural  areas,  almshouses  are  the  only  provider  of

accommodation for those in need.

Almshouses are managed by volunteers (Trustees), usually people who want to become involved in their

local almshouses in order to preserve good quality accommodation for people in need in their area. There

is a certain amount of regulation and administration which has to be handled and The Association assists

and advises on this. Trustees’ support ensures the residents retain their dignity, freedom and independence

by allowing them to live their lives as they see fit within a safe and secure environment.

Almshouse  charities  today  have  to  invest  heavily  in  the  modernisation  and  updating  of  almshouse

dwellings to provide 21st century living, either in building new, contemporary, purpose built flats and

bungalows or by refurbishing their (often listed) buildings. Standards of accommodation are continually

rising,  with  technology  playing  an  increasing  part  in  making  life  easier.  Disabled  access,  internet

connection, electronic doors and sophisticated alarms all contribute towards enabling residents to remain

independent in their homes for as long as possible. Conversion of bed-sits to single or double bedroom

accommodation; wet rooms and the provision of buggy stores are amongst the many improvements being

provided.

Running a charity and navigating all the legislation governing the provision of homes and their upkeep,

raising funds and managing finances can be difficult, cumbersome and time-consuming. Upgrading listed

buildings  is  complex  and  expensive,  requiring  planning  and  conservation  consent.  Striking  the  right

balance between offering the highest standards whilst preserving the historic fabric demands patience and

close liaison with the authorities.
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Some almshouse charities employ a Warden or Scheme Manager to provide support to the residents and

assist in the management of the charity. A small number of larger almshouse charities offer extra care and

residential care. Generally speaking, anyone wishing to apply for accommodation at an almshouse charity

needs to be able to live independently.

The Almshouse  Association  provides  member  charities  with  the  support  and  advice  to  help  trustees

manage their almshouses, guidance on how to run a charity and how to assist their residents.

Who Qualifies to Live in an Almshouse

Almshouse charities provide accommodation for those in need within a defined beneficiary group which

is derived from the wishes of the benefactor and stated in the Objects of the charity in the Governing

Document (Scheme). The Charity Commission is the regulator for almshouse charities and permission for

any changes to a charity’s objects would have to be sought from the Commission.

Each almshouse charity is run by a board of trustees, all of whom are volunteers. The Objects of the

charity define the beneficiary group that Trustees are permitted to appoint as residents.

The majority of almshouse residents today are of retirement age, of limited financial means and living

within the vicinity of an almshouse charity or have a family connection to the area in which the charity is

located. Residents pay a weekly maintenance contribution which is similar to rent but different in law,

and less than a commercial rate.

Almshouse trusts were generally founded by benefactors in earlier times to provide for those in need and

often to cater for a particular group of people. Today there are almshouses for retired fishermen, miners,

retail workers and a host of other groups in addition to the elderly. Some almshouse charities have no age

restrictions and are able to accommodate families, the disabled and key workers.

Almshouses are generally considered to be homes for life, with care packages being provided through

Social Services if and when additional help is required. For those that appoint younger residents whose

circumstances are likely to change through time, the appointment may be for a limited time, such as 5

years with a review of circumstances 6 months before the end of the period.
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The Charity

Almshouses have existed in Dartford since the 15 th century and over the years there have been many

bequests of land and property to benefit the poor of the area.  Over the passage of time, the original

buildings have disappeared but the intent of the original bequests has been continued, in one form or

another, by Trustees of the Dartford Almshouse Charity (DAC).

In 1660, Sir  John Twistleton conveyed 3 acres of land (called Loam Field) in Lowfield Street Dartford to

the Vicar of Dartford and others in exchange for £8 and an acre of land known as Poors Acre near

Dartford  Heath.  Poor’s  Acre  had  been  given  earlier  by  John  Byer  to  the  Vicar  to  help  finance  the

maintenance of the Spital Houses which he had already given as Almshouses. Spital (sometimes known

as ‘Twistleton’s) Almshouses were at the foot of West Hill Dartford.

In about 1960 these buildings had outlived their usefulness and, together with Lowfield Almshouses and

the site of ‘The Bungalow’ (in Dartford Road) were sold off and the proceeds were put towards the

development of Loam Court on part of the Loam Field mentioned above.

The almshouses at Loam Court were officially opened on the 6 th February 1975.A Housing Association

Grant and a residual mortgage of funded the scheme.

Loam Court was improved at a cost of £314,960 in 1997/98 including a Housing Association Grant.

In 1841 a local lady, Miss Grace Say, began the building of 8 houses on the Dartford Road, known as

Gartly Cottages with the intention that they should be almshouses.  These she endowed but unfortunately

she died before they were completed, and thus her representatives were enabled, by availing themselves

of a legal technicality, to deprive the poor of the almshouses intended for their benefit.

Her representatives offered to hand over the houses for £1000, but at that time the parish did not find it

possible to raise the amount, so the property remained in their hands.

About 1860, there was a report on the whole question of the varied almshouse provision in Dartford.  In

1891, the Lowfield Almshouse Charity was formed and at that time there was also in existence the Spital
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Almshouse  Charity.   In  1899,  the  Dartford  Charities  Trust  was  created  and  in  1910,  the  Charity

Commissioners  made  an  order  amalgamating  all  almshouse  charities  operating  in  Dartford  into  one

organisation called The Dartford Almshouse Charity.

For more than 70 years after Grace Say had passed away Gartly Cottages remained in private hands, let to

weekly tenants. Eventually, in 1912, the time arrived when the property came onto the market to be

offered by public auction.

The memory of Grace Say, and the tragic story of the property were not forgotten and a few of Dartford’s

public-spirited citizens felt that now was the opportunity to buy the 8 houses and by handing them over to

the local charity Trustees, to carry out the dying wishes of this benevolent lady.

In 1991 the cottages were extended and renovated to provide 12 homes. The scheme was funded by a

Housing Association Grant of £458,833 and a residual mortgage loan of £106,310.

The Charity operates under a Charity Commission Scheme of Management dated March 1974, and as

amended by a Scheme of 23 November 1990.

We are a Registered Social Landlord with The Homes and Communities Agency and we are a registered

charity.

Our Aims and Objectives

In many respects our aims and objectives reflect the vision of those who originally gave money and

property with the intent that homes should be provided for those in need.  As Trustees we are entrusted to

keep that vision alive, to safeguard the assets of the Charity and to continue the work of providing homes

for those in need.

The original requirement placed on the Trustees was to provide housing for the needy poor of the Parish

of Dartford.  The most recent Scheme of Management has enabled the Trustees to take a wider view of

this  requirement  and  we  now  consider  our  area  of  operation  to  be  within  the  boundaries  of  the

administrative  Borough of  Dartford.   Of  course,  in  the  allocation of  properties,  which are  let  under

licence, we have regard to the degree of housing need that a person might have and we still consider the
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issue of an applicant’s financial status, their good character and their ability to resolve their own housing

need.

The Trustees

The Dartford Almshouse Charity is administered by voluntary Trustees. The Chairman of the Trustees, in

accordance with The Scheme of Management, must be the Vicar of Dartford.  This is currently The Rev.

Martin Henwood of Holy Trinity Church. Dartford Borough Council appoints four Councillors to be

Trustees.  There are also six nominated Trustees – these are people who are recruited to serve as Trustees

and who can bring a range of skills and knowledge to support and develop the work of the DAC. .

The Trustees that have served during the year are –

Revd. Martin Henwood Chair

Roger Barton resigned 2 July 2025

Cllr. Rosanna Currans

Paul Nicholls

Gloria Dillon – White

Cllr. Julie Ozog

Cllr. Marilyn Peters

Stephen Harper

Karen Dunn appointed 2 July 2025

As at the end of the financial year the Charity had three Trustee vacancies.

Through this annual report we would like to thank all the Trustees for the time they freely give to the

work of the Charity.

Our Staff

The Charity employs two members of staff. (2024–2025= 2).The Clerk, Kevin Ross, who is responsible

for the day to day management of the Charity’s affairs, and a Warden, Lynda Simnett, whose prime

function is to ensure the welfare of our residents. 
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Lynda will carry out regular checks on the residents to ensure they are well and whether they have any

problems on which she can advise or help.  She forms an important link between the resident, their family

and other agencies and carers.  It is not the responsibility of the Warden to provide any form of personal

or nursing care.  The Warden organises social activities for the residents throughout the year including

trips to the coast, summer teas and lunches and Christmas celebrations.  

Contracted  services  include  building  maintenance,  warden alarm system,  cctv,  window cleaning  and

grounds maintenance.

The Almshouses

The homes we provide are unfurnished dwellings which are let under licence and provided there are no

serious breaches of the requirements of that licence, the property is available to that person for as long as

they require it.  

The  accommodation  is  spread  over  two  sites.  At  Gartly  Cottages,  in  West  Dartford  there  are  eight

cottages that were improved in 1991 and provide comfortable compact accommodation on two floors.

There are also four bungalows at the rear of the old cottages.

At Loam Court, there are twenty four dwelling (flats and bungalows). Sixteen dwellings are of a good

size and suitable to accommodate couples and there are eight small single person flats. At Loam Court

there is a communal lounge, kitchen and facilities and the Trustees encourage this to be used for social

activities.  There is also a small laundry. 

The residents do not pay a rent but make a Weekly Maintenance Contribution (WMC).  This is made up

of an element to cover the costs of providing and maintaining the accommodation and an element to

reflect the support costs which fall on the Charity in providing a Warden and other communal facilities.

At Loam Court the residents pay a contribution towards the heating costs (a central boiler house provides

heating to all dwellings) and to the cost of water (as advised by Thames Water).

Our Residents

The  selection  of  residents  to  occupy  the  almshouses  must  be  in  accordance  with  the  terms  of  the

Management Scheme under which we operate and this was referred to earlier in this report.  In essence
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we provide accommodation for people in housing need who may be of limited means and who are of

good character.  

The DAC uses the choice based lettings scheme operated by Dartford Borough Council to find applicants

for our properties.   The Council provides DAC with a list of interested applicants with an indication of

their housing need.  

Trustees can also recommend applicants who may not meet the Dartford Borough Council’s criteria to be

accepted on the Council’s waiting list.

The clerk and warden will visit applicants in their current homes to ascertain their current circumstances

and report back to the trustees. The Trustees then conduct interviews to select the person in greatest need,

who  meets  our  criteria  and  so  far  as  is  possible,  to  ensure  the  applicant  will  settle  into  the  small

community that an almshouse setting provides.  

We encourage residents to live independently,  to get out  and about  and to become part  of  the local

community. We expect the resident to receive, where necessary, support from family and friends and in

more extreme cases to have care packages provided by other agencies.  If and when it becomes evident

that a resident can no longer support them-self and the accommodation we can offer is not suitable for

their needs, it might be necessary for that person to move to supportive care arrangements.

The  Charity  will  do  all  in  its  power  to  give  support  where  it  is  needed  however,  when  it  is  not

forthcoming from others there is only so much that we can do.  We are unable and not permitted by law to

provide personal care services. 

In  such cases  it  is  essential  that  the  Charity  works  closely  with  the  personal  health  and social  care

agencies.

Our Warden is not resident on site but all premises are fitted with emergency alarm call facilities. This is

connected to and serviced by a central emergency call centre which will handle any emergency outside

the Warden’s working hours and take required action.

As mentioned above there is a communal lounge at Loam Court and all residents are encouraged to join in

social activities. However, the distance between our two housing schemes (Gartly Cottages and Loam

Court) is such that it is difficult for residents at Gartly Cottages to use the facility as much as we would
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like.  There is no possibility of providing a similar facility at Gartly Cottages because of lack of space for

further development.

The Year 2025/2026

Governance

The Trustees plan to meet 4 times during the year. Additional meetings, to discuss specific issues, will be

held as necessary.

Trustees are further regularly updated throughout the year via reports from the Clerk and Warden.

Policies and Procedures are regularly reviewed and updated as necessary.

Administration of the Charity’s affairs

The administration of the Charity’s affairs rests with the Trustees however the day-to-day management

rests primarily with the Clerk to the Trustees. 

Financial Matters

During the year Xeinadin Audit Limited (formally Hedley Dunk) were re-appointed as our Auditors.

The Charity continues to exercise caution and be prudent with regard to financial management.

In January 2026, the Trustees discussed the annual increase to the Weekly Maintenance Charge

as from the week beginning Monday 6 April 2026 and included -

 An increase on the accommodation element by CPI (as at September 2025) + 1%. = 4.8%

 Increase in support costs of 3.8%.

 The water charge is as advised per property by Thames Water.

 Heating. Much work was undertaken in negotiating a new gas 3 year contract as from July
2026. These new rates reduces the cost to our residents of approx. 40%.

The budget also included an amount for ‘Planned’ as well as ‘Day-to-Day’ Maintenance.
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The Charity paid £23,472 (2024–2025 £23,004) into the Extraordinary Repair Fund which is held as an

investment with M & G Securities.  Overall the net movement on funds was £229,946 (2024 – 2025

£88,380).

The Charity continued to contribute to the Government’s Workplace Pensions Scheme.   The Charity’s

contribution during the year was £3,389 (2024–2025 £3,300) which ‘matched’ the contributions of the

staff members. The Trustees also contributed towards life insurance for the staff members.

The Trustees consider the financial impact of any major repair or improvement projects that may be

necessary, and in setting the budget an allowance for is made for both ‘Planned’ as well as ‘Day-to-Day’

Maintenance.  

The Welfare of Residents

Our aim is to ensure that residents remain in their homes for as long as they wish or for as long as they

can, having regard to the level of  care and support  they may need. The Trustees are grateful to the

families and the support/care staff who have given the extra care needed to individuals to enable our

residents to live independently. 

During the year DAC encouraged and supported the social activities of the residents through the work of

Lynda Simnett our Warden.  Finance is included in the annual budget to support social activities.

Property Repairs and Maintenance

The Trustees continue to place emphasis on keeping properties in good repair and providing the best

possible maintenance service for residents. The budgets are constructed to ensure general maintenance is

met from income and that accounts are held for extraordinary repairs and planned maintenance.

The property management agreement with West Kent Housing Association (WKHA) ended in December

2025.  This has been replaced with an agreement with Brenwards Limited.

However, staff members are allowed to seek alternative contractors if deemed necessary
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During the year a total of £20,162 (2024–2025 £78,404) was spent on repairs, maintenance and renewals

and a further £8,147(2024-2025 £7,766) on safety and security.  

Regular monitoring of the ‘cash-flow’ and the programming of works resulted in all works being paid for

without the need to ‘draw-down’ from investments. 

Grounds Maintenance 

The Grounds Maintenance contractors maintains the quality of the environment of our properties both at

Loam Court and Gartly Cottages.  The work is carried out to a schedule of seasonal work and from time

to time the Charity pay for additional work to deal with specific problems.

Risk Management Strategy and the Future

In October 2007, the DAC adopted a Risk Strategy (which was reviewed in October 2019).  The strategy

was intended to ensure the longer term health of the organisation with regard to financial stability, sound

management and the quality of service provision. An associated risk map, which is reviewed annually,

sets out to identify the risks, the likelihood of the risk becoming any event and the impact it might have

on the organisation.  The control system identified the actions and monitoring measures that would be

adopted to minimise the risk and thus avoid the event.

The Risk Map is attached to this report as Appendix A.

At Appendix B there is a commentary on the eleven key areas and how the control mechanisms operate.

At Appendix C this report identifies the main risks which confront DAC over the next few years.

DAC September 2026

Thank you to Brian Newson for front cover photograph showing views from his flat in Loam Court..


