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CHAIR’S STATEMENT 
 
As I write this year’s Chair’s statement, I do so with two thoughts foremost in my mind. The first is the impact 
of the COVID-19 crisis that hit us at the very end of the financial year and continues to provide uncertainty for 
us as we move forward. The second is that this is my last year as Chair and as a member of Mount Green’s 
Board; so I depart with some sadness in not being able to help steer Mount Green all the way through this next 
period of challenging times.  
 
However, I am pleased that I have been able to oversee the transition from Nick Ronald, our previous Chief 
Executive, who retired after 20 years at the helm in December 2019, to our new Chief Executive, Bill Flood. I am 
hugely grateful to Nick for placing us in a strong position to weather the current storm and give Mount Green’s 
staff and Board a solid foundation to continue to grow and build from.  
 
I am also looking forward to helping find my replacement and handing over the reins to someone equally 
committed and passionate about keeping Mount Green independent to be able to continue to be that 
accessible and responsive partner that we believe our key local authority partners want us to be, in delivering 
tailored solutions to our communities’ needs and their challenges.  
 
This year has seen Mount Green continue to grow and improve its services to our residents. By the end of 
March 2020 we had delivered around two-thirds of the growth we set out to achieve by 2024 through new 
homes and acquisitions of housing association stock being rationalised in our core areas.  
 
However, we are now looking further ahead at development aspirations and capacity beyond the current 
programme and also at how we can further improve services to our residents and improve customer 
satisfaction levels, especially around our repairs and maintenance services. The next financial year is focussing 
on how we can improve our responsive repairs service and cyclical works, as well as investing further in our 
existing homes through our planned maintenance programmes.  
 
This year will also see the continued investment in our Information and Communication Technology (ICT) 
transformation project. Our commitment to embracing digital transformation to better serve our customers 
and work more efficiently as a business, is now well advanced and we are seeing the benefits of our investment, 
not least during the current COVID-19 crisis.  
 
It is with regret that I must move on from Chairing Mount Green. It has been a pleasure working with the rest 
of the Board and staff in taking the organisation forward and I am looking forward to seeing Mount Green 
continue to grow and evolve during this next chapter of its history. I am hugely proud of having been a part of 
Mount Green and know it will continue to go from strength to strength, for the benefit of our residents, which 
we place at the heart of everything we do.  
 
 
 
 
 
Linda Convery -Chair of the Board   
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STRATEGIC REPORT 
 
PRINCIPAL ACTIVITIES 
Mount Green Housing Association Limited (Mount Green) is a registered charitable Community Benefit Society 
administered by a non-executive Board. 
  

Mount Green’s principal activities include: 
 provision of a range of accommodation which includes family housing, homes for people with disabilities, 

older persons housing and housing for key and essential workers; 
 letting of housing for rent to people who are unable to rent or buy at open market rates; 
 property management services to leaseholders; 
 development of new homes over the full range of tenures to alleviate housing need in Surrey; 
 development of low cost home ownership products for people of low to moderate incomes who are able 

to buy a share in the equity of their home. 
 

Our main area of operation is Surrey, although we have an increasing presence being built up in West Sussex 
and a small portfolio of homes in Greater London.  We own and manage 1,603 homes.   
 

VISION, VALUES AND OBJECTIVES 
Mount Green’s vision, values and objectives are set out in our Corporate Plan which is reviewed annually and 
updated every three to five years. Our Corporate Plan was reviewed in 2019 and the Board reiterated our desire 
to remain independent as we believe we still have an important role to play in addressing the housing shortage 
in our core areas and being a responsive and accessible landlord to our residents and partner to our key local 
authorities.  The Corporate Plan for 2020-23 is as follows: 
 

Our Vision:   
Our vision is to be an excellent landlord that works closely with its residents and communities to make a real 
difference. This means we aim to:  

• Respond to our local communities through outstanding housing solutions; 
• Tailor our services at the local level to cater for resident’s needs; and 
• Know the value of engaging with residents and involving them, putting residents at the core of everything 

we do. 
 

Our Value Statements: 
 We achieve our social purpose by putting our residents and their local communities at the heart of 

what we do. 
 We have strong leadership that gives clear focus and direction around our performance.  
 We respect our staff and empower them to deliver great services in an honest and reliable way. 
 We are pragmatic, and tvhake a practical, realistic approach to managing the business for our 

residents. 
 

Our vision and values are important in securing our future and we are all responsible for upholding them. 
 

Our Corporate Objectives: 
Over the life of the plan there are eight principle objectives which will result in Mount Green: 

 Increasing housing supply with an emphasis on affordable homes and growing the organisation; 
 Reinvesting in our existing homes with a commitment to sustainability; 
 Engaging with our residents, our local communities and partners to deliver outcomes and services that 

matter to them; 
 Maximising our resources including our assets, staff and IT and progressing the digital agenda; 
 Maintaining our financial strength; 
 Improving and developing our communications and profile with our residents, partners, influencers 

and the wider public; 
 Governing well and complying with regulatory requirements – health and safety and consumer 

regulation being high priorities; and  
 Adding social value through a range of housing, welfare and benefit support initiatives ensuring that 

tailored support reflects the diverse needs of our residents. 
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Our Priorities: 
In delivering the eight corporate objectives, Mount Green has set out the key priorities facing the organisation. 
In total there are 13 key priorities to deliver the corporate plan. All priorities are equally important and 
considered to be the most important business drivers to focus on and use when scrutinising and managing 
the business.  Under pinning all priorities is income & cost focus, improvements to IT and cultural change.   
 
The priorities are shown diagrammatically below: 

 

OUR OPERATING ENVIRONMENT 
 
During the past 12 months Brexit has continued to dominate the political agenda in the UK and as a 
consequence it has been an unsettled year politically and economically.  The Prime Minister Theresa May 
resigned as she was unable to gain political support for her Brexit deal and in July the Conservative party voted 
Boris Johnson as their new leader and Prime Minister.  This was quickly followed by an announcement that 
there was to be a general election in December 2019.  Boris Johnson and the Conservative won the election 
on the back of the slogan “get Brexit done” and went to get their EU withdrawal agreement ratified by the UK 
parliament mid-January 2020.  This withdrawal agreement came into force on 31 January 2020. 

Robert Jenrick took over from Sajid Javid as the Housing Minister in July 2019 and in March 2020 set out the 
Government's plans for housing and planning in a paper called “Planning for the Future”.  The paper included 
the Government’s proposals for investment and revisions to the National Planning Policy Framework.  This 
followed on from the announcement in the Budget and is aimed at helping more people on to the housing 
ladder by delivering 300,000 homes a year.  This reaffirmed the Conservative’s drive for home ownership which 
had been relaxed somewhat during Teresa May’s tenure at number 10.   

During 2019 the economy only grew by 1.4%, although London and the South East generally outperform other 
UK regions.  Post the December election and the January withdrawal agreement there were signs that the UK 
economy was recovering from the post-referendum slump with reports of house prices rising at the fastest 
rate than they had for 14 months.   

Unfortunately this boost was short lived as on the 11 March 2020 the World Health Organisation (WHO) 
declared Coronavirus (CV-19) a global pandemic.  Shortly after this the UK Government announced a lockdown 
for the UK which significantly limited human movement to prevent the spread of the virus.  Mount Green 
responded to this by enabling all of our staff to work from home.  This has been successful and there has been 
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minimum loss of productivity, although our third party repairs contractor has only been able to respond to 
emergency repairs due to Government guidance.  

Staff who would usually make face to face contact with our residents have been systematically calling every 
customer to get an idea of how they have been personally affected by the lockdown.  As a small provider 
personal contact with our residents is something we pride ourselves on.  The biggest impact for the social 
rented sector as a whole has been an increase in rent arrears due to people losing their jobs or being 
furloughed by their employers.  Mount Green has yet to see the arrears that have been reported by others, 
however we have seen more than a doubling of claims for universal credit (UC).  

The status of the lockdown measures has changed rapidly over the last few months and is likely to do so for 
the foreseeable future.   By mid-May we were able to start re-letting our void properties and viewings were 
allowed on our unsold shared ownership and market sales properties and towards the end of June we were 
allowing small groups of staff to safely return to the office. There is still some uncertainty as to when “normal” 
may return and the full impact of CV-19 on our residents and the wider economy is still not yet fully understood. 

Following the publishing of the Housing Green Paper in 2018 we are still awaiting the publication of the White 
Paper which promised to overhaul social housing regulation to provide a watchdog for tenant services and 
promote the ‘tenant voice’.  Despite this delay we have continued to plan how we can demonstrate that Mount 
Green is responsive, transparent and accountable to residents around the services we deliver.  This is the core 
part of our future customer strategy. 

2019/20 has been another year of rising costs for the sector particularly around compliance in a post-Grenfell 
world.  There were three further high profile fires in the year – Barking, Worcester Park and Bolton – and the 
sector once again looked at the standards we use to ensure our residents are safe in their homes.  In March 
2020 the Fit for Habitation Act came into force for all properties.  This Act is designed to ensure that all housing, 
social or private rented, is suitable for human habitation and designed to strengthen tenants' means of redress.  
This is expected to increase legal costs for the sector fighting claims where repairs may be in dispute, especially 
where aggressive claims-management lawyers have got involved with social housing tenants.  While costs were 
increasing, property sales were in decline with some large organisations reporting shrinking surpluses.  At 
Mount Green we have seen costs increase for compliance, but property sales have continued and we have 
made a surplus in the year. 

Interest rates remained at 0.75% until March 2020 when the rate dropped to 0.5% on 11 March and then 
dropped again to 0.1% on the 19th following the CV-19 announcement.  The direct impact of rate changes on 
Mount Green is minimal as all our drawn loans are currently at fixed rates.  However, this may impact any future 
borrowing and the rates we can achieve on our revolving facility with RBS.  Annual Consumer Price Index (CPI) 
was 1.5% at the end of March compared with 1.9% in March 2019. The outlook is that this may decrease further 
to just over 1%.  Unemployment rates did not change significantly over the course of 2019/20, but are likely to 
increase over the coming months as businesses are impacted by the fall out of CV-19. 

The demand for affordable housing in Surrey and West Sussex continues to outstrip supply particularly in our 
more rural locations.  The average asking price for a property in Surrey is now around £608k yet the average 
salary is around £37k (a multiple of over 16 times).  Mortgage rates remained stable at the end of March and 
overall mortgage lending activity was up by 3.9% on the previous year.  Lending activity dramatically decreased 
during April 2020 due to CV-19, but there is some evidence to show that lending is starting to increase again 
with many people deciding to move out of densely populated cities. 

Where it is possible to do so we regularly model potential impacts of our operating environment through our 
30 year business plan and use stress testing to model some of the more uncertain impacts.  This enables us to 
respond to changes by suitably altering our business and financial model.  We are still in a situation where 
there are lots of unknowns - firstly because of Brexit and now because of the CV-19 pandemic.  We will continue 
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to monitor impacts on macroeconomic factors and specific cost areas, such as supplier material costs and build 
costs. 

December 2019 saw the arrival of the new Chief Executive, Bill Flood, who replaced Nick Ronald after a tenure 
of almost 20 years.  Bill is only the third Chief Executive in Mount Green’s 58 year history and so this change 
has the potential to have a big impact on Mount Green. Bill comes from a background which includes the 
housing association, local authority and the private sector. Most recently Bill was Managing Director of 
Wokingham Borough Council’s local housing companies, including Loddon Homes, a For-Profit Registered 
Provider (FPRP), before this he had headed up Grainger plc’s FPRP, where he led Grainger’s first moves into 
affordable housing. His career has included senior roles in both Housing Associations and Councils, as well as 
working for the Audit Commission’s Housing Inspectorate, which remains a significant influence on much of 
his thinking and strategic approach to how social housing should operate. 

RISKS AND UNCERTAINTIES 

Risks are kept under regular review by the Executive team, the Audit & Risk Committee and the Board. The key 
risks that may prevent Mount Green from achieving our objectives are considered and reviewed twice a year 
by the whole Board and quarterly by the Audit & Risk Committee. The Audit & Risk Committee also review 
operational risks. The processes and systems being used to manage the risks are assessed – the impact and 
probability of the risk on Mount Green along with the key controls used to manage the risk.   
 
The process for identifying, evaluating and managing the significant risks faced by Mount Green is ongoing 
and has been in place throughout the period commencing April 2019 up to the date of approval of the report 
and financial statements. 
 
The major risks to successful achievement of Mount Green’s objectives as at 31 March 2020 are listed below. 
 

Key Risk Risk Mitigation 
A number of risks were 
identified resulting from 
COVID-19 lockdown: 
Risks regarding reputation and 
customer relations,  
Properties out of regulatory 
compliance, rent arrears 
increasing, data protection 
compliance reduced due to 
working at home, increased 
levels of ASB/domestic abuse, 
increased void loss, low staff 
morale and reduced 
productivity. 

 Regular communications and updates going out via website, email, text message and 
Facebook. Residents and staff.  Meetings using Zoom. 

 Calls are being made to vulnerable residents and visits are being carried out by video 
call or intercom. 

 Engagement with the Regulator.  
 Residents supported to make UC claims. Direct payment to landlord being requested 

for all UC claims where possible.  
 Data protection whilst working from home guidance. 
 Op Apollo (Police operation relating to ASB and Covid-19) informed of cases that 

have been heightened by Covid-19. Working closely with MARAC and working 
differently to share information. Sharing DA info on a secure website. Contacting DA 
victims already aware of and ensuring they are safe. 

 HR function within MGHA to deal with issues as they arise. Ongoing relationship with 
external advisors – EAP and healthcare providers.  

Impact of a no deal Brexit: 
Potentially a combination of 
reduction in available S106 
developments, increased 
inflation, increase in 
arrears/bad debts and other 
social impacts (i.e. ASB/social 
disorder). 

 Stress tested the business plan for many scenarios. 
 Talking to LA’s about grant funding to subsidise, rather than cross subsidy sales. 
 Running development appraisals with different scenarios to ensure that there is an 

exit plan for each scheme. 
 Regular monitoring of key data – interest rates, inflation, house prices. 
 Risk analysis done with key suppliers. 
 Treasury Advisor retained. 

Failure to take account of 
government policy and 
understand the implications 
for MGHA and its residents 
(e.g. grant reductions) and 
take mitigating action. 

 Ongoing relationship with external advisors and Board members with in-depth 
housing knowledge and experience. 

 Membership of the NHF to keep informed and staff training. 
 “BRIXX” Financial Model available to review impact and of options to address them. 
 “ProVal” for modelling development schemes under different rent and grant 

regimes. 
 Universal Credit action plan produced and in place, Welfare benefit officers in post. 
 KPI’s monitor trends and identify where legislation may be impacting performance. 
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Key Risk Risk Mitigation 

Reputational, financial and 
asset condition implications 
associated with disrepair 
claims. 

 Where the disrepair protocol has been invoked we undertake thorough investigations 
into any causes of disrepair. 

 Any H&S implications coming out of disrepair claims are reported to the quarterly 
H&S meeting. 

 Emergency repairs continue to be undertaken during the Covid-19 lockdown. All 
other routine repairs to be attended to once the lockdown is lifted. 

Inadequate policies and 
procedures leads to 
enforcement action or legal 
action against MGHA staff or 
Board members. 

 Policies and procedures, including regulatory policies, are regularly reviewed by the 
Board, Governance Manager and Executive team. 

 Employee training kept up to date for key policies and procedures. 
 Internal audits of key functions and activities 
 Directors & Officers and other insurance in place 
 IT disaster recovery and Business Continuity Plans in place and tested. 

Poor contractor performance 
leads to a failure to comply 
with landlord statutory and 
regulatory obligations in 
respect of Gas Safety.  

 Gas servicing/repair contract in place and monitored. 
 Contract to carry out gas safety compliance audits, which includes reviews of LGSRs, 

site audits, and gas engineer qualification checks. 
 Compliance Officer in post within the Property Services Team. 
 Internal Audit reviews of our contractors’ functionality and H&S overall. 
 KPIs monitored and viewed by the Executive team and Board. 

Development scheme costs 
increase which leads to 
additional borrowing and 
potential impairment. 
Including, but not limited to: 
contractor liquidation, 
unforeseen costs, 
contamination, additional 
works requested, unforeseen 
delays 

 

 Financial checks carried out on contractors at selection and framework stage. 
 Projects are mainly S106 and therefore less risky. 
 Where possible qualifications removed prior to acceptance of tender. 
 Appropriate ground and site investigations carried out prior to contract. 
 Works fully scoped and finalised before entering into contract. 
 Provision for L&A Damages included in contracts where possible to negotiate. 
 Insurance in place. 
 Expenditure monitored closely throughout contract.  
 Contractor performance reviews being carried out at end of each project. 

Failure to achieve open market 
and first tranche sale values. 
 

 Every development project business case details an exit strategy and marketing 
strategy. Also includes a marketing strategy. 

 Close monitoring of the market and valuation reviews ongoing. 
 Monthly meetings with estate agents to obtain independent market advice. 
 All development appraisals are run with reduced sales income to evaluate risk. 

Covenant breach which leads 
to withdrawal of funding or re-
pricing of existing loans to 
unaffordable levels. 
 

 Covenants tested on budget and business plan.  
 Annual budgets in place to monitor income & expenditure through management 

accounts & variance reports - including monthly re-forecasting of figures and 
scrutiny of the forecast year end position. Covenants monitored and reports are sent 
to Board & lenders quarterly. 

 Rent arrears procedures in place and long-term voids are monitored. 
 Timings of development schemes are managed, specifically sales income. 
 Working closely with external auditors so no surprise audit adjustments in statutory 

accounts. Annual covenant certificate signed by external auditors. 

Losing one or more members 
of the Executive Team leading 
to loss of knowledge and an 
inability to recruit that 
knowledge back into the 
organisation. 

 Robust policies and procedures in place. Individuals sharing information with team 
members. 

 Structures are revisited on a regular basis and will reflect the needs of the Business 
Plan. 

 Data captured on the Housing Management System (Open Housing) provides 
business continuity. 

 Benchmarking of Exec salaries and benefits assists with retention. 

 

VALUE FOR MONEY 
 

Our definition of Value for Money (VfM) is using our finite resources to maximum effect to get the optimum 
outcomes for customers. Our key aim is to get the right balance between quality and cost and get the most 
out of our assets and employees by operating efficiently and effectively.  Adding social value is another key 
part of offering to customers VfM and this is enshrined in our vision of being an excellent landlord.  As a 
business with social objectives we reinvest surpluses in new homes and improving properties and services. 
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The following are key aspects of how we deliver VfM and social value: 
• Corporate governance: Ensuring that VfM is structural to the business, corporate and individual team 

plans. The Board ensures that business planning and decision-making reflects the impact on efficiency and 
effectiveness, and routinely reviews performance against the VfM strategy. 

• Financial performance: The Board monitors performance against the Business Plan and other financial 
plans, including budgets. The management accounts track our in year VfM performance.  Treasury 
management, asset performance and income maximisation are a key focus. In addition VfM is embedded 
in our procurement procedures and the rest of financial regulations. 

• Understanding property assets: We measure asset performance by looking at what properties contribute 
in terms of income and how much they cost to manage and maintain through using 4POINT2 for strategic 
asset management support. We add stock condition data to this analysis. This enables us to invest in those 
properties that deliver strong returns and consider actions for under-performing assets. 

• Driving up the performance of our employees: Our performance management system ensures that 
employee performance is robustly managed and good performance rewarded.  This is overseen by our HR 
& Remuneration Committee consisting of a panel of Board members. 

• Improving performance in all areas of our business: We continue to make use of benchmarking results 
to compare performance, costs and quality and to ensure the way we procure achieves the strategy of ‘get 
more for less’ or ‘pay the same for more’ and add Social Value. 

• Operational efficiencies: We are continually reviewing our business processes to ensure employees work 
effectively and have the right tools to help them in their work. For the second year running we have invested 
in our IT service and have a five year Digital Transformation Strategy in place. Our aim is to maximise the 
VfM we get from our employees, which is especially important as staffing costs are around 30% of our total 
operational expenditure.  

• Customer focus and engagement: Residents have a number of opportunities to contribute to decision-
making in the business and to give their views on service delivery. We have a Scrutiny Panel that works with 
us to support continuous improvements and effective resource allocation; included significant resident 
input throughout the procurement process for a Ground Maintenance contract; and have a resident Board 
member in place. In the year we have run a resident-Board event that is the first step in helping us deliver 
our Together with Tenants agenda and the creation of a Tenants Charter. 

• Risk Management: The Board monitor closely the risks facing the organisation to ensure that risks are 
identified and managed effectively. This delivers VfM by avoiding exposure to potentially costly mistakes.   

• Growth: Managing more properties without increasing our cost base is one of the key strands of our VfM 
strategy and one that continues to prove effective. We focus our growth in key operational areas to 
minimise costs. In the year we have also transferred 69 units from another housing association further 
improving our efficiency. The management team and Board consider the risks verses rewards when 
considering growth opportunities. 

• Monitoring outcomes: We benchmark our performance against other housing associations using the 
published global accounts and by commissioning an in-depth analytical review by i4H to target specific 
areas for efficiency. We monitor performance monthly through our own KPI’s and carry out a Survey of 
Tenants and Residents (STAR) every three years to monitor our resident satisfaction levels (with the next 
survey due in 2020/21).   

 
This approach demonstrates that Value for Money is embedded within our strategic objectives and remains 
high on the agenda for the Board, Executive and our operational team.    
 
Between 2017 and 2020 we met our VfM target of savings of 8% of management costs.  This was despite the 
increase in costs related to compliance and tenant engagement.  Because of this extra cost additional savings 
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targets were removed from the 2019 business plan.  However, our 2020 business plan does include significant 
investment in IT which is predicted to produce efficiency savings in 2023 and 2024. 
 

The Value for Money regulatory framework requires us to publish our results against seven specific measures.  
The regulation allows for us to decide what our target should be and to benchmark appropriately.  The results 
for Mount Green are in the following table: 
 
Measure 2019/20 2018/19 2017/18 MG 

target 
*Peer 
bench-
mark 

*All 
Bench-
mark 

Reinvestment % 3.6% 5.8% 6.1% 4.5% 4.6% 6.2% 
New supply delivered %(social) 0.8% 2.0% 2.6% 2.0% 1.2% 1.5% 
New supply non-social % - 0.8% - - - - 
Gearing %** 61.8% 58.9% 62.2% 56.0% 38.6% 43.4% 
EBITDA, major repairs incl. 
interest cover %** 

109.8% 110.3% 132.4% 133% 155.7% 184% 

Social Housing cost pu (£) £4,253 £4,198 £4,343 £4,385 £4,539 £3,695 
Operating Margin % (social only) 34.8% 33.9% 36.9% 35% 30.1% 29.2% 
Operating Margin % (overall) 29.3% 26.6% 31.8% 30% 27.6% 25.8% 
Return on capital employed 3.7% 3.9% 4.0% 4.0% 3.3% 3.8% 

*Benchmarking – 19/20 data from i4H report (Jun2020) **Mount Green’s covenant calculations are calculated differently to these metrics  

 
In order to monitor how we are doing against our peers and to track our Value for Money journey we 
benchmark using the services of i4H.  Our peer group is 10 organisations, mainly in our geographical area, who 
have similar portfolios of housing properties.  The MG targets are our internal targets of where we would like 
to be by the end of 2024 and are based on our business plan growth objectives.   
 
The trend for the sector as a whole has been an increase in re-investment, new supply and gearing and a 
decrease in the cost per unit of social housing and all other measures.  The table demonstrates that historically 
the performance against each measure has varied widely from year to year.  The peaks and troughs can be 
explained by our growth journey.  This is a product of our size as we are unable to absorb these fluctuations in 
the same way a large organisation can. 
 
Reinvestment - This demonstrates the extent to which we are investing our own money in new supply and 
works to our existing properties and is one of our key strategic objectives.  We rank mid-upper quartile within 
our peer group.  We have historically benchmarked high in this area as we choose to maintain our assets to a 
high standard while also growing the organisation.  Re-investment has been higher in recent years following 
the stock transfer in 2015/16 and the investment that these properties required.  Resident satisfaction in the 
transfer properties has increased as a direct result of this investment. 
 
New supply – This measure demonstrates our contribution to the supply of new homes and again is one of 
our core strategic objectives.  All of our stock historically has been social supply, with the exception of some 
open market sale properties in 2018/19, and so we do not need to break down this measure.  2019/20 was the 
first year that we have not compared favourably with our peers or globally on this measure.   
 
Both growth related targets are lower than the previous year, less than our targets and the benchmark.  Our 
new supply delivered was slightly less than we had predicted due to delays in new development handovers as 
a result of CV-19 and the lockdown.  Both measures are based on the classification of “newly built” stock, so 
that the stock transfer in the year does not feature in this measure despite helping to achieve growth targets.  
If it were to be included reinvestment would be 9.9% and new supply (social) 5.2%.  Both would be considerably 
above the “Peer benchmark “and internal targets. 
 
Gearing – This measures the proportion of borrowing in relation to our asset base.   Our strategy in recent 
years has been to borrow to fund our ambitious growth which has led to our gearing ratio being high. We 
expect it to continue to be high as long as we continue to reinvest and deliver new supply as we use our 
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existing assets to provide funds for development.  This reflects the risk appetite of the Board and is the one of 
the measures we focus on when stress testing our business plan.  The reduction in gearing in 2018/19 was due 
to the third tranche of GBSH funds being held in cash ahead of the stock acquisition in 2019/20. 
 
EBITDA MRI interest cover - This shows the relationship between cash generated from our activities in the 
year and the annual interest payments on outstanding debt; the higher the percentage the more available cash 
there is to service debts. Our EBITDA MRI interest cover is low in comparison with our peers as we have 
increased our debt levels to fund the past and potential stock transfers and our ambitious development 
programme.  We have made a conscious decision to “sweat our assets” more than our peer group which is 
why we have a track record of comparing favourably on new supply.  EBITDA MRI interest cover decreased in 
2018/19 due to a full year of interest of the third tranche of GBSH loans borrowed in November 2017 which 
was unutilised for a period of time; the EBITDA MRI interest cover has subsequently recovered slightly due to 
the NHG stock transfer, leading to increased income.  
 
Social Housing cost per unit – We have reduced our cost per unit every year for the past four years and we 
generally compare favourably with other providers of around the same size.  Around a third of our stock is 
housing for older people which traditionally is costlier than other types of social housing. With the predicted 
increase in property numbers over the next few years we would expect our social housing cost per unit to 
reduce, however, due to increasing cost demands around tenant engagement and compliance we are not 
expecting that this will be the case.  The graph below shows that although we have managed to reduce 
management costs and major repairs there is an upward trend in maintenance and service charge costs largely 
linked to increased compliance, but also due to the stock transfers requiring more works than our other stock.   
 

 
We are planning further efficiency savings by 2023 as a direct response to our spend on digital transformation.  
In the short term we are looking at ways to improve efficiencies and reduce costs to mitigate any potential 
increase in bad debts as a direct result of CV-19. 
 
Operating margin – This demonstrates the profitability of operating assets before exceptional expenses are 
taken into account. Increasing margins are one way to improve the financial efficiency of a business, although 
as we have social objectives too this is not a straightforward measure.  The overall operating margin is affected 
by swings in the surplus on sales of properties and so is largely driven by our development programme in any 
given year.  In addition to this, because of our size, just one or two items of expenditure, such as non-capitalised 
Health & Safety works, can have a dramatic impact on margins.  This measure is therefore more volatile.  
2017/18 benefited from a reversal of impairment of £633k which artificially improved operating margins.  
Overall the underlying trend is positive. 
 
Return on capital employed - This shows how well we are using both capital and debt to generate a financial 
return.  This measure remains consistently good in our business plan over the next five years as we deliver our 
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development programme, maintaining good operating surpluses while increasing our housing assets.  We 
currently rank upper quartile in our peer group on this measure. 
 
In addition to these key metrics i4H provide us with other detailed analysis for past, present and future 
performance. Annually they perform a housing analytics review based on data across our four categories of 
financial performance, cost performance, operational performance and customer satisfaction.  Within this 
group we benchmarked in the lower quartile for total cost per unit and customer satisfaction and these formed 
part of the focus for 2019/20. However, we have strong rent collection and arrears performance and score well 
on reinvestment and delivery of new supply. We have also improved our re-let times and rent losses over the 
past few years.  As a result of this benchmarking we have set ourselves some stretching targets that we are 
planning to achieve over the next few years (see table below). 
 

Measure 2019/20 2018/19 2017/18 MG target Peer group 
Routine maintenance cost per unit £940 £774 £592 <£614 £680 
Overheads as % of Turnover 15.3% 14.6% 17.7% <10% - 
Re-let days (GN) 27 28 22 <21 27 
Re-let days (HfoP) 13 30 30 <21 - 
Rent loss due to Voids 1.3% 1.5% 1.8% <1.0% 0.68% 
Rent Collection 101.5% 101.9% 104.3% >100% 97.1% 
Rent Arrears 3.25% 2.99% 2.93% <3% 3.35% 
Satisfaction with Landlord Services 69% 73.4% 81% >85% 73.5% 
Social Return on Investment £142,661 £82,826  £44,000 - 
Savings from IT improvements 131% 95% - >100% - 

 
Repairs cost per unit increased in the year mainly due to a new methodology of allocation of costs. We are also 
coming to the end of the contract with our third party supplier for repairs and so they have made some back 
dated claims for costs for which we have made some prudent provisions for in the accounts.  Repair costs have 
been steadily increasing over the three year period due to increase in labour costs and parts, but also due to 
the volume of repairs required in properties that have been transferred from other providers.  Where possible, 
repairs will be taken into a planned and/or cyclical programme.  We are putting in place an interim repairs 
contract from October 2020 ahead of a procurement exercise to appoint a new longer term partner.  In the 
short term we are not expecting our repairs costs to decrease because the interim arrangements and tying up 
of the old contract are likely to cost more than usual.  When we look at entering into a new repairs contract 
we will be examining all of the options available to us to enable us to reduce the cost of this service. 
 
Overheads as a percentage of turnover has increased slightly year on year due to increases in insurance, 
recruitment and IT costs.  There has been an increased investment in IT with some of these costs impacting 
overheads.  Going forward, with the new Digital Transformation Director, we are planning IT improvements 
that are more likely to be part of a large project and therefore more likely to be capitalised.  
 
The underlying improvement in re-let days is more clearly demonstrated in the reduced void loss in the year 
even though our overall rent roll has increased (due to more properties). We have also seen significant 
improvement in the cost per void during 2019/20. We expect re-let days to fall further with the improvements 
made in the re-let processes once the impact of CV-19 has been removed. 
 
Rent collection remains above target and above benchmark and rent arrears remain low compared with our 
peers for the third year running.  We continue to invest in IT improvements in this area and a welfare benefit 
advisor service as it is such a key support service for residents, with the benefit to reducing rent arrears.  
Universal credit (UC) has impacted us further in the year, but collection rates have not been significantly 
affected. We saw a slight reduction in year-on-year collections in March as a result of the CV19 lockdown.  
Many residents were either claiming UC for the first time as they had lost their jobs or there was a high level 
of uncertainty around future income that prevented them from paying their rent in full. 
 

Satisfaction with Landlord Services is measured by a STAR survey every three years and is then monitored 
through our KPI’s.  We are below our target and benchmark currently, however, the returns on surveys remains 
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low which directly impacts results.  The next STAR survey is due in 2020/21 and should give us a more accurate 
picture of where resident satisfaction sits. 
 
Social Return on Investment is important to us.  In the course of the year, using our Welfare Benefit Officer and 
signposting to other services, we have managed to put back in excess of £142k into our customers’ household 
income, helping over 150 of our residents.  This has taken the form of additional benefits, grants and donation 
equivalents.  The cost to Mount Green has been in the region of £37k.   
 
As mentioned one of our corporate priorities is to make improvements to our IT through Digital transformation.  
During 2019/20 we invested heavily on our IT infrastructure which has improved functionality and processing 
speeds.  This has led to some significant efficiency savings in terms of staff time and it is estimated that this 
has saved 131% of the cost invested. 
 
The VfM focus for the future: 

 Negotiating a new repairs service. 
 Increase housing supply through development and stock transfers. 
 Further develop our stock knowledge through the asset viability tool to ensure that non-performing assets 

are identified quickly and actions taken. 
 Increased focus on operational efficiencies that can drive further sustainable cost optimisation, specifically 

through the use of IT, specifically reducing overheads. 
 Further reducing re-let times and rent loss due to voids. 
 Improving customer satisfaction across all measures. 
 Review of operational structure to ensure best value and consider diversifying our business streams and 

the risks that may be involved.   
 
PERFORMANCE FOR THE YEAR AND FUTURE PLANS  
 
To increase housing supply and grow the organisation 
Growth has been high on Mount Green’s agenda for the past 20 years and our most recent 30 year business 
plan demonstrates our ambition to grow to 1,684 units by the end of 2024.  During 2020/21 we will be looking 
at our growth beyond 2024 and the expectation is that we will grow further through further section 106 
opportunities, acquisitions and making better use of our own land and assets. 

To increase housing supply in our core areas our strategy is to continue with our development programme.  
This programme is planned to yield a further 81 units over the next four years.  This will be achieved through 
our own funding. During 2018/19 we completed our pilot market sales development at Langham Court (12 
units) and by March 2020 ten units were sold despite difficult market conditions. 

 
We acquired 69 units from Notting Hill Genesis (“NHG”), a large London based Housing Association, in July 
2019and we will continue to be on the lookout for similar opportunities in the future.  Stock transfers are a key 
part of our growth strategy, although we do not put speculative schemes into our business plan.  We appraise 
each potential transfer as they arise.  
 
We continue to develop our property management solution that we can offer to other organisations as well as 
looking for more opportunities for transfers of engagement similar to the Hawkridge transfer that occurred in 
March 2017.    
 

Growth journey 2020 2019 2018 2017 2016 
No. properties owned/managed at start of year 1,511 1,485 1,442 1,464 1,267 
No. new build properties completed in year 25 30 45 - 30 
No. properties transferred from others  69 - 2 22 301 
No. properties taken out of management in year (2) (4) (4) (44) (134) 
No. properties owned/ managed at end of year 1,603 1,511 1,485 1,442 1,464 
Percentage increase/(decrease) in year 6.1% 1.7% 2.9% (1.5%) 15.5% 
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To reinvest in our Existing Homes 
In order to provide well maintained homes to our residents we must continue to invest in them. 
 

The following performance information measures how well we manage our assets: 
Summarised property performance 2020 2019 2018 2017 2016 
Average weekly gross rent for General Needs homes 
(excluding affordable rented home)  

£113.30 £116.16 £117.51 £114.42 £119.12 

Gas safety certificates in place 100% 100% 100% 100% 100% 
Emergency repairs completed on time 95% 98.68% 99.20% 100% 100% 
Planned Maintenance spend £’000 (Capital) £1,157 £929 £817 £839 £602 
Planned Maintenance spend including cyclical £’000  £903 £901 £987 £898 £726 
Other Major Repairs £’000 £188 £428 £569 £467 £235 

 
Average rents continued to decrease during 2019/20 because of the regulatory rent decrease plus the rent 
charged on stock transferred in the year has bought down the average.  From April 2021 we are able to increase 
the rent by CPI+1%.  The average rent has changed over the past five years due to stock transfers and 
development.  As only around 30% of our residents receive full Housing Benefit it is important that rent remains 
affordable.  The majority of our income is from rents regulated and influenced by Local Housing Allowance 
(LHA) limits. Our average rent is around 60% of private rent levels, which represents a significant saving for our 
self-paying residents against market rents.      
 

We continue to meet the target to have 100% of properties having a valid gas safety certificate. We were unable 
to meet 100% of four hour emergency repairs are completed within target times in 2020 due to the CV19 
lockdown significantly reducing the repair work being completed.   
 
To maintain our assets we have a programme of stock investment and cyclical decoration which is being 
extended to reflect a longer timescale.  This work will be supported by a number of key technical appointments 
as well as the appointment of a new Property Assets Director and a Property Services Manager. These 
programmes help to ensure that our homes continue to meet and exceed the Decent Homes Standard.  It is 
our strategic choice to maintain our properties and their components to a higher than prescribed standard as 
we believe that this preserves their value and extends their life.  It also means that customers are more likely 
to keep our properties in a good state of repair and report issues should they arise.   
 
This year we successfully completed the large projects to replace the communal windows at Hazelmere and 
Graylands.  We have also replaced two plant rooms that serve the flats at two of our schemes, Mathias House 
and Mount View.  We replaced 12 boilers, five kitchens, two bathrooms and seven front doors. On top of this 
we supplied and fitted eight new hot water cylinders to one of the blocks at Graham House.  
 
In addition to the works programme we consider asset disposal to subsidise our future development 
programme.  We appraise the financial, environmental and social return of our assets, along with their strategic 
fit.  Informed decisions are then made about whether stock should be retained, refurbished, converted to a 
different tenure or sold.  In the year we sold one property due to it being uneconomical to repair and made a 
profit of £225k which will be reinvested in our other stock. 
 
Our key areas for growth are Mole Valley, Waverley, Epsom and Ewell, Guildford, Reigate & Banstead, 
Runnymede, Tandridge and Woking, where we have active and positive relationships. We are also working to 
build up our presence in Crawley, where we now have homes acquired from NHG, and in Horsham where there 
are good opportunities for delivering brand new homes for local communities.  Despite our size, we are one 
of the preferred housing association partners with the majority of the twelve local authorities where we have 
stock, and they are keen to see us continue to build new homes to support meeting their local housing need. 
 
We monitor and analyse our development costs to ensure we deliver value for money, without compromising 
on quality, and remaining competitive so we secure the new homes. Our costs can be relatively high as we 
build in more rural areas and on small scale developments. Effective procurement ensures that costs of 
developments are minimised.   
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Demand for Shared Ownership units had significantly reduced due to uncertainty around Brexit and future 
economic conditions.  We have also had reduced supply in the year and properties for sale in new areas where 
in hindsight we have not got the pricing quite right and the property type has proved to be less well placed 
than we originally expected. Following the election in December 2019 we have seen the housing market rally 
and an increased interest in first tranche purchases and staircasing.  We have since been hit by the Coronavirus 
lockdown which, whilst it has once again slowed down sale completions, applications have increased 
significantly during the lockdown period.  Most of the shared ownership properties we have available for sale 
now have applicants and are proceeding to completion. The private sale market has been badly hit by the 
Coronavirus lockdown and is taking much longer to recover as restrictions are eased. 
 

We continue to see a small demand from our Shared Ownership residents to staircase upwards (i.e. buy a larger 
share of their property). In 2019/20 three residents purchased an increased share of their home generating 
£377k additional income and a surplus of £156k. This is compared with 12 owners’ staircasing in 2018/19 
contributing a surplus of £582k.  This reduction has a significant impact on our ability to re-invest in our existing 
stock.  However, shared ownership is still part of our future strategy to increase housing supply in our area as 
long term it provides us with the cross subsidy we require to provide more affordable housing for those in 
need and is required within section 106 planning policy as a tenure which supports local planning and place 
making policies. 
 

To engage with our residents and local communities 
During 2019/20 Mount Green continued our engagement activity with residents within a framework of sector 
led post-Grenfell initiatives.  Following the recommendations arising from the Hackitt Review of building 
regulations, Mount Green implemented a zero tolerance for fire safety breaches in communal areas.  A series 
of Amnesty days with teams of staff visiting sites, talking to residents and supporting the clearance of 
Communal areas were held.  We also engaged with residents to develop our response to the NHF’s Together 
with Tenants initiative.  We started a vital conversation between Mount Green Board members and our 
residents to improve the level of oversight and accountability of services delivered.  The event was also used 
to develop a framework for a Residents Charter which will be progressed during 20/21.  We delivered our 
standard resident engagement offering and achieved a total of 1,243 separate resident engagement 
interactions.  
 

Mount Green continued to deliver a specialist Welfare Benefit service to provide support and assistance to 
residents navigating changes to the welfare benefits system, managing household debt and accessing training 
and employment opportunities.  £142k (annualised cash equivalent) was secured by the Welfare Benefit Service 
via additional benefits, grants and donations in 2019/20.   This was an increase of £57k on the previous year.  
The investment in this service became even more crucial as we entered the Covid-19 lockdown in Quarter 4 
where we saw a steep increase in Universal Credit claimants requiring advice and support.  
 

We continued to deliver services for residents in our independent living schemes holding a very successful 
Christmas Party where 80 residents attended, working with our Residents Associations and securing grant 
donations of £4k to improve communal areas. 
 
To maximise resources by focusing on the digital agenda 
Following a review in 2018/19 of our digital strategy we have strengthened our IT team during the year.  We 
recruited a Digital Transformation Director who has created our five year digital transformation strategy.   
During 2019/20 we spent £118k improving our infrastructure, replacing servers, providing new IT equipment 
to front line staff and upgrading the phone lines to improve the speed of our system. 
  

Through doing these works we estimate we have made efficiency savings of almost £156k – returning around 
131% of our investment - and these savings will continue into the future. It also provides a good platform on 
which to improve our digital offering to staff and customers. We have planned investment over the next five 
years with corresponding efficiency savings. 
 

This investment in digitalisation and infrastructure came into its own when the CV19 lockdown was announced 
in mid-March 2020.  Within two working days we had provided all staff with the means to work remotely which 
meant that there was no break in the service we offered our customers and we were able to ensure that all 
staff remained employed. 
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To maintain our financial strength 
It is important to Mount Green to retain our independence which allows us to continue to provide affordable 
housing in the communities we operate.  In order to do this we must maintain a high level of financial 
performance and invest in our future.    
 
For 2019/20 we are reporting a pre-tax surplus of £633k after both operational costs and interest payments, 
against a turnover of £13.5m.  Despite the rent decreases over the last five years our social housing letting 
turnover continues to increase largely due to the increase in the number of properties for rent.  Overall turnover 
has reduced due to fewer shared ownership and open market property sales in the year.  
 

Summarised financial performance £’000 2020 2019 2018 2017 2016* 
Turnover 13,538 14,339 12,677 9,613 9,072 
Operating surplus 4,355 4,497 4,620 4,301 6,951 
Net surplus (before tax) 633 1,011 1,732 1,250 3,939 
Operating surplus % 32.2% 31.4% 36.4% 44.7% 25.9% 
Net surplus (before tax) % 4.7% 7.1% 13.7% 13.0% 43.4% 

*figures do not show surplus on sale of fixed assets as part of operating surplus  
 
Open market sales, shared ownership first tranche sales and subsequent staircasing, transfers of properties at 
fair value and impairments can distort the results from year to year.  If we remove all these items we would be 
reporting an operating surplus of £3,379k (2019: £3,213k) and an overall loss of £343k (2019: £273k loss).  (See 
table below) 
 

Summarised adjusted performance £’000 2020 2019 2018 2017 2016* 
Operating surplus 4,355 4,497 4,620 4,301 6,951 
Surplus – first tranche shared ownership 203 175 753 108 235 
Surplus – Fixed asset sales Incl. staircasing 385 687 594 320 524 
Surplus – Open market sales 388 422 - - - 
Transfer in of stock at fair value (Hawkridge) - - - 1,367 - 
Surplus on disposal of stock (Hyde) - - - - 4,078 
Impairment reversal/(charge) - - 633 (83) (550) 
Adjusted operating surplus 3,379 3,213 2,640 2,589 2,664 
Interest receivable 21 63 30 27 91 
Interest payable and similar charges (3,743) (3,549) (2,918) (3,562) (3,105) 
Adjusted net (loss)/surplus (343) (273) (248) (946) (348) 

*old UKGAAP figures  
 

This demonstrated that we continue to operate the business with an operating surplus and the net losses are 
a function of the increase in borrowing, and subsequent loan interest payments. This increase in borrowing is 
necessary to support the planned growth.  Our latest 30 year business plan demonstrates that due to increases 
in compliance costs we are reliant on sales proceeds to cover the cost of borrowing for a further three years. 
 
Overall surpluses in the year and reserves are also impacted by the value of the Social Housing Pension Scheme 
(SHPS).  As at March 2020 we are now recognising a liability of £465k (2019: £1,206k).  This recognition in the 
movement of a pension liability has the potential to impact the total comprehensive income and expenditure 
in future years as the liability we recognise is determined partly by how well the pension funds’ assets are 
invested and macro-economic factors.  Mount Green has minimised the liability as the final salary pension 
scheme has been closed to new entrants for a number of years, the liability has further reduced primarily 
because of a fall in discount rate and we now only have two active members in the scheme (2019: 4 active 
members).   
 
Mount Green’s accumulated reserves amounted to £22.5m (2019: £21.3m). 
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Summarised financial performance £’000 2020 2019 2018 2017 2016 

Total fixed assets (housing stock at cost) 128,130 116,960 110,605 106,285 101,445 
Total reserves £’000 22,511 21,274 21,050 19,318 18,552 

 

Mount Green does not pay dividends to shareholders and any surplus that it makes is retained to be reinvested 
in improving existing homes or building or acquiring new homes. 
 

The table below shows a summary of the borrowing position at March 2020 with each lender: 
Lender Type 

 
*Note 20 
Carrying 

Value £’000 

Facility  
£’000 

Drawn  
£’000 

Available  
£’000 

Royal Bank of Scotland Fixed Loan 28,352 28,200 28,200 - 
Royal Bank of Scotland Revolving - 18,800 - 18,800 
Orchardbrook Fixed Loan 1,282 1,320 1,320 - 
THFC (AHF Bond) Fixed Bond 5,953 6,037 6,037 - 
GB Social Housing Bond Fixed Bond 36,232 37,300 37,300 - 
Total Facility            72,902 18,800  

*The carrying value is the FRS102 adjusted figure 
 

All of our drawn loans are at a fixed rate.  This mitigates the risk of interest rates increasing in the short term 
and the available revolving variable rate loan, which is not planned to be drawn until the end of 2020, provides 
us with certainty over the longer term cash flow.  Current interest costs, not capitalised, are £3,728k (2019: 
£3,549k). 
 

Covenant measures Lender Covenant Achieved 
EBITDA-MRI  Interest cover Royal Bank of Scotland         >110%  124% 
Gross Gearing Royal Bank of Scotland <70% 49.3% 
Gearing GB Social Housing <70% 49.8% 
Interest cover GB Social Housing >110% 153% 
3 year rolling interest cover GB Social Housing >120% 168% 

*EBITDA and gearing calculations are based on a specific formula agreed with each lender and cannot be compared with the VfM metric 
 
The way the covenant measures are calculated varies by lender and is detailed in the individual loan 
agreements.  The financial covenants in place with our funders are based on pre-FRS102 accounting methods; 
the Royal Bank of Scotland covenants are subject to a separate compliance certification by our auditors to 
verify our calculations. 
 

Good communications and profile 
A key objective is to improve our approach to communications and to raise Mount Green’s profile.  
 

During 2019/20 we have improved the digital offering to our customers and improved efficiencies.  For the 
first time residents have received their regular update magazine “With You” in electronic format.  This has 
meant that residents get Mount Green news faster and in an easy to read format at the same time that we 
achieve print and postage cost savings.  Having some print copies made available to residents who did not 
have digital access has also meant that we have a clearer understanding of how we can improve this offering 
in future.  We also launched Mount Green’s first Facebook residents group, making it easier and quicker for 
residents to engage with us in a digital format. 
 

Towards the end of the financial year we launched a new Mount Green website.  We performed a wholesale 
review of the content, changed the website navigation to make it more user friendly and added additional 
features including event calendars, online forms, staff finder and property pages.  We have also included 
corporate videos so that users of the website can see what goes on at Mount Green rather than just read 
content.  These videos signpost user to services such as welfare benefit advice and the repairs service.  Feedback 
from staff and residents has been positive. 
 

As well as improving communication with residents we have also improved the way we interact with staff.  We 
have introduced Facebook for business “Workplace”.  There has been 100% sign up from staff and 80% use it 
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on a daily basis.  Workplace has considerably enhanced the way we work and is now a crucial internal 
communication tool in the day to day running of our business. 
 

Good governance and compliance 
As a registered provider we continue to be regulated by the Regulator of Social Housing (RSH).  It is a priority 
that Mount Green remains compliant with the RSH’s Regulatory Framework, including the Governance and 
Financial Viability Standard.  We comply with the Governance and Financial Viability Standard as at 31 March 
2020 and there have been no material changes since that date.  Mount Green also complies with the NHF Code 
of Governance (2015 edition).  
 

The RSH use a number of tools to assess the viability of registered providers.  Mount Green was subject to an 
In-depth Assessment (IDA) in the early part of 2017 which resulted in the rating of G1/V2.  G1 is the highest 
rating for governance and V2 demonstrates that we have the financial capacity to deal with a reasonable range 
of adverse scenarios, but that we need to remain mindful that we manage material risks to ensure continued 
viability. For an organisation of our size we are demonstrating that we are using our assets to deliver on the 
Government agenda of supplying new affordable homes, but this does present us with a greater risk than some 
of our peers who are not developing.  We remained at a G1/V2 following the annual stability check in 
November 2019. 
 

Mount Green’s Board has overall responsibility for the strategic oversight and management of Mount Green. 
Day-to-day performance management is delegated to the Executive Directors. The Board approves the 
strategy, ensures effective management of resources and risk, oversees performance and the achievement of 
the strategic goals, and ensures effective governance and external reporting.  The Governance manual was re-
written in July 2020. 
 

Board members are drawn from a wide range of backgrounds, bringing together professional and commercial 
experience. We also have one resident member on our Board.  Succession planning is vital to maintaining good 
governance at all times.  Mount Green operates a maximum tenure of six years for Board members to ensure 
that our Board continue to cover the relevant skills required to scrutinise and challenge the Executive and set 
the strategic direction of the organisation.  Details of all our current Board members’ experience are also 
available at www.mountgreen.org.uk 
 

Attendance at Board and Committee meetings and other commitments are set out in the terms of reference 
and the expectation is that members attend all meetings.  In addition to usual Board and Committee meetings 
the Board holds at least one dedicated strategy session each year which focuses on long-term targets, 
operating environment, housing strategy and initiatives to deliver growth.  
 

The Committees that support the Board and governance arrangements are:  
 Audit and Risk Committee – responsible for overseeing internal audit, external audit, the effectiveness 

of internal controls, and monitoring and challenging management on its identification and mitigation of 
risk.  

 Human Resources and Remuneration Committee – responsible for advising on board member and 
staff remuneration, as well as overseeing the management of human resources.  

 Development and Acquisition Committee – a new committee set up at the end of 2019/20.  Responsible 
for scrutinising and approving developments, acquisitions and major work proposals put forward by the 
Mount Green Executive team. 

 

The Board acknowledges its overall responsibility for establishing and maintaining the whole system of internal 
control and for reviewing its effectiveness.  
 

The system of internal control is designed to manage, rather than eliminate, the risk of failure to achieve 
business objectives, and to provide reasonable, and not absolute, assurance against material misstatement or 
loss. 
 

Key elements of the control framework include: 
 Board approved terms of reference and delegated authorities for the Audit & Risk Committee; 
 clearly defined management responsibilities for the identification, evaluation and control of significant 

risks; 
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 robust strategic and business planning processes, with detailed financial budgets and forecasts; 
 formal recruitment, retention, training and development policies for all staff; 
 established authorisation and appraisal procedures for significant new initiatives and commitments; 
 an approach to treasury management which is subject to Board review each year; 
 regular reporting to the appropriate committee on key business objectives, targets and outcomes; 
 Board approved whistle-blowing and anti-theft and corruption policies; and  
 Board approved fraud policies, covering prevention, detection and reporting of fraud, and the recovery 

of assets. 

The fraud policy requires a fraud register to be maintained which is reviewed by the Audit & Risk Committee 
at each of their meetings (minimum three per year). During the year there were no instances of internal fraud 
discovered.    

The Board cannot delegate ultimate responsibility for the system of internal control, but it can, and has, 
delegated authority to the Audit & Risk Committee to regularly review the effectiveness of the system of 
internal control. The Board receives reports from the Audit & Risk Committee together with minutes of Audit 
& Risk Committee meetings. 

The Board has received the annual review of the effectiveness of the system of internal control for Mount 
Green, and the annual report of the internal auditors has also been provided. 

The Board is aware of its responsibilities on all matters relating to health and safety.  Mount Green has prepared 
detailed health and safety policies and provides staff training and education on health and safety matters. 

Mount Green’s principal accounting policies are set out in Note 2 of the financial statements. The financial 
statements comply with the Statement of Recommended Practice for Social Housing Providers (SORP) 2019 
and FRS102 (The Financial Reporting Standard applicable in the UK and Republic of Ireland). 

Conclusion and plans for future 
We have ended another year where we met and exceeded our growth ambitions through 25 additional newly 
developed properties and a further 69 properties transferred from NHG (6.1%).  Although the pace of this 
growth is likely to be less over the next few years, we are still planning to add a further 81 units in the short 
term.  We continued to invest in our existing stock too, spending more than we have done in the previous four 
years, mindful of balancing growth with the need to maintain our existing stock to a high standard. 
 
During the year we have laid the foundation work for our digital transformation.  The infrastructure we have in 
place allowed all of our staff to work remotely at the start of the CV19 pandemic with little if any loss of 
efficiency.  The lessons learnt working through the CV19 lockdown is likely to change the way we work in the 
future as an organisation, where we are less likely to be reliant on a traditional office space.  This has wide 
implications on how we deliver services to our residents in the future and use the ‘new normal’ to increase 
contact time with our residents and further ensure that they are at the heart of everything we do. 
 
To this end Mount Green is determined to continue to invest time engaging with our residents to understand 
how we can tailor the services we provide to meet their needs at a corporate and local level. These initiatives 
will be supported by significant investment in our digitalisation agenda so that we develop more efficient and 
flexible working methods for the benefit of residents.  We will continue to invest in the core services that matter 
to our residents, hear what they are telling us and ensuring that we keep them safe in their homes. 
 
The corporate plan has been in place for a number of months and is driving our priorities.  These have stayed 
largely unchanged with the appointment of the new Chief Executive and this appointment has reinvigorated 
the rate of change that we have planned.  In the autumn of 2020 we will be looking to consult with the Board 
on how we take Mount Green forward past the current growth post 2024, with a new Chair beginning to pick 
up the reins of the organisation and provide a further new perspective to shape how Mount Green will evolve 
in to the 2020s and past its Diamond anniversary. 
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STATEMENT OF RESPONSIBILITIES OF THE BOARD 

Statement of the responsibilities of the Board for the report and financial statements. 
 
The Board is responsible for preparing the report and financial statements in accordance with applicable law 
and regulations. Co-operative and Community Benefit Society legislation requires the Board to prepare 
financial statements for each financial year. Under that law the directors have elected to prepare the financial 
statements in accordance with United Kingdom Generally Accepted Accounting Practice (United Kingdom 
Accounting Standards and applicable laws, including FRS102, the Financial Reporting Standard applicable in 
the UK and Republic of Ireland). Under the Co-operative and Community Benefit Society legislation, the Board 
must not approve the financial statements unless they are satisfied that they give a true and fair view of the 
state of affairs and surplus or deficit of the Society for that period.  
 
In preparing these financial statements, the Board is required to: 
 select suitable accounting policies and then apply them consistently; 
 make judgments and accounting estimates that are reasonable and prudent; 
 state whether applicable UK Accounting Standards and the Statement of Recommended Practice:  

"Accounting by Registered Housing Providers ("SORP") 2018, have been followed, subject to any material 
departures disclosed and explained in the financial statements; 

 prepare the financial statements on the going concern basis unless it is inappropriate to presume that the 
company will continue in business. 

 
The Board is responsible for keeping adequate accounting records which disclose with reasonable accuracy at 
any time the financial position of the Society and enable it to ensure that the financial statements comply with 
the Co-operative and Community Benefit Societies Act 2014, the Housing and Regeneration Act 2008 and the 
Accounting Direction for Private Registered Providers of Social Housing 2019 and the Statement of 
Recommended Practice: Accounting by registered social housing providers (SORP) 2018. It is also responsible 
for safeguarding the assets of the Society and hence for taking reasonable steps for the prevention and 
detection of fraud and other irregularities.  The Board is responsible for the maintenance and integrity of the 
corporate and financial information included on the Society's website. Legislation in the United Kingdom 
governing the preparation and dissemination of financial statements may differ from legislation in other 
jurisdictions.  
 
Disclosure of information to auditors 
 
In so far as each member of the Board is aware:  

 there is no relevant audit information of which the Society’s auditor is unaware; and 
 the directors have taken all steps that they ought to have taken to make themselves aware of any 

relevant audit information and to establish that the auditor is aware of that information.  
 
The report of the Board was approved by the Board on 29 July 2020 and signed on its behalf by: 
 
 
 
 
 
 
Linda Convery 
 
Chair 
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF MOUNT GREEN HOUSING ASSOCIATION 
LIMITED  
 

Opinion 
We have audited the financial statements of Mount Green Housing Association Limited (the ‘association’) for the 
year ended 31 March 2020 which comprise the Statement of Comprehensive Income, the Statement of Changes in 
Equity and Reserves, the Statement of Financial Position and the Statement of Cashflows and the notes to the 
financial statements, including a summary of significant accounting policies.  The financial reporting framework that 
has been applied in their preparation is applicable law and United Kingdom Accounting Standards, including FRS 
102 “The Financial Reporting Standard applicable in the UK and Republic of Ireland” (United Kingdom Generally 
Accepted Accounting Practice). 
  
In our opinion, the financial statements:  
 give a true and fair view of the state of the association’s affairs as at 31 March 2020 and of its income and 

expenditure for the year then ended;  
 have been properly prepared in accordance with United Kingdom Generally Accepted Accounting Practice; and 
 have been properly prepared in accordance with the Co-operative and Community Benefit Societies Act 2014, 

the Housing and Regeneration Act 2008 and the Accounting Direction for Private Registered Providers of Social 
Housing 2019. 

 
Basis for opinion 
We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and applicable law.  
Our responsibilities under those standards are further described in the Auditor’s responsibilities for the audit of the 
financial statements section of our report.  We are independent of the association in accordance with the ethical 
requirements that are relevant to our audit of the financial statements in the UK, including the FRC’s Ethical Standard, 
and we have fulfilled our other ethical responsibilities in accordance with these requirements.  We believe that the 
audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.  
 
Conclusions relating to going concern 
We have nothing to report in respect of the following matters in relation to which the ISAs (UK) require us to report 
to you where: 
 the Board’s use of the going concern basis of accounting in the preparation of the financial statements is not 

appropriate; or 
 the Board has not disclosed in the financial statements any identified material uncertainties that may cast 

significant doubt about the association’s ability to continue to adopt the going concern basis of accounting for 
a period of at least twelve months from the date when the financial statements are authorised for issue. 

 
Emphasis of matter – impact of COVID-19  
We draw attention to note 2 Going concern of the financial statements, which describes the impact of COVID-19 on 
the Association. Our opinion is not modified in respect of this matter. 
 
Other information 
The other information comprises the information included in the Annual Report and Financial Statements, other than 
the financial statements and our auditor’s report thereon.  The Board is responsible for the other information.  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 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 we identify such material 
inconsistencies or apparent material misstatements, we are required to determine whether there is a material 
misstatement in the financial statements or a material misstatement of the other information.  If, based on the work 
we have performed, we conclude that there is a material misstatement of this other information, we are required to 
report that fact.  
 

We have nothing to report in this regard.  
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF MOUNT GREEN HOUSING ASSOCIATION LIMITED 
(continued) 
 
Matters on which we are required to report by exception 
We have nothing to report in respect of the following matters where the Co-operative and Community Benefit 
Societies Act 2014 requires us to report to you if, in our opinion: 
 a satisfactory system of control over transactions has not been maintained; or 
 the association has not kept proper accounting records; or 
 the financial statements are not in agreement with the books of account; or 
 we have not received all the information and explanations we need for our audit. 
 
Responsibilities of the Board 
As explained more fully in the Statement of Responsibilities of the Board set out on page 18, the Board is responsible 
for the preparation of the financial statements and for being satisfied that they give a true and fair view, and for such 
internal controls as the Board determines 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 Board is responsible for assessing the association’s ability to continue as a 
going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of 
accounting unless the Board either intend to liquidate the association 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 (UK) will always detect a material misstatement when it exists.  Misstatements can arise from fraud or error and 
are considered material if, individually or in the aggregate, they could reasonably be expected to influence the 
economic decisions of users taken on the basis of these financial statements.  
 
A further description of our responsibilities for the audit of the financial statements is located on the Financial 
Reporting Council’s website at: www.frc.org.uk/auditorsresponsibilities.  This description forms part of our auditor’s 
report. 
 
Use of our report  
 
This report is made solely to the association’s members, as a body, in accordance with section 87 of the Co-operative 
and Community Benefit Societies Act 2014.  Our audit work has been undertaken so that we might state to the 
association’s members those matters we are required to state to them in an auditor’s report and for no other purpose.   
To the fullest extent permitted by law, we do not accept or assume responsibility to anyone other than the association 
and the association’s members as a body, for our audit work, for this report, or for the opinions we have formed. 
 

 
 
 25 Moorgate 
 London 
Nexia Smith & Williamson EC2R 6AY 
Statutory Auditor  
Chartered Accountants 27 August 2020 
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STATEMENT OF COMPREHENSIVE INCOME 
For the year ending 31 March 2020 
  Note 2020   2019 
    £'000   £'000 
          
Turnover: continuing activities 3 13,538   14,339 
Cost of sales  3 (2,413)   (3,761) 
Operating costs 3 (7,154)   (6,768) 
Surplus on sale of housing properties 6 384   687 
          
Operating surplus 3 4,355   4,497 
          
Interest receivable 7 21   63 
Interest payable and similar charges 8 (3,743)   (3,549) 
          
Surplus before corporation tax   633   1,011 
          
Corporation Tax 29  (75)   (81) 
          
Surplus for the year   558   930 
          
Other comprehensive income/(loss):         
Initial recognition of multi-employer defined benefit pension scheme -   (422) 
Actuarial surplus (loss) in respect of pension schemes   679   (284) 
          
Total comprehensive /income for the year   1,237   224 

 
 
 
 
 
 
STATEMENT OF CHANGES IN EQUITY AND RESERVES 
For the year ending 31 March 2020 Share   Revenue  Total 

 Capital   Reserves  Reserves 
  £'000    £'000    £'000  

Balance as at 1 April 2018 -  
            

21,050   
             

21,050  

Surplus for the year -  
                   

930   
                     

930  
Other comprehensive loss for the year -  (706)  (706) 

         
Balance as at 1 April 2019 -  21,274     21,274  

Surplus for the year -  
                   

558   
                     

558  

Other comprehensive loss for the year -  
                   

679   
                     

679  
         

Balance at 31 March 2020 -  
            

22,511   
             

22,511  
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STATEMENT OF FINANCIAL POSITION  
As at 31 March 2020 
  Note   2020   2019 
      £'000   £'000 
           
Housing Properties 11   113,275    103,413  
Other fixed assets 12   2,693  2,628 
            
        115,968      106,041  
Current assets           
Properties held for sale 13   1,608  3,366 
Investments 14   232  8,491 
Debtors 15   672  484 
Cash and cash equivalents     1,603  2,675 
            
         4,115       15,016  
Creditors falling due within one year  16    (3,911)    (4,600) 
            
Net current assets           204   10,416  
            
Total assets less current liabilities        116,172     116,457 
Creditors falling due after one year 17-20   (93,196)   (93,977) 
Defined benefit pension scheme  21   (465)   (1,206) 

Total Net Assets     
   

   22,511    
      

21,274  
            
Capital and reserves           

Non-equity share capital 27   
                    

-    
                    

-  

Revenue reserves     
      

22,511    
      

21,274  
            

      
      

22,511    
      

21,274  
 
 
 
The financial statements were approved by the Board on 29th July 2020 and signed on its behalf by: 
 
 
 
                                                                                                                                                                
 
                      
Linda Convery Allison Whittington Bill Flood 
Chair Chair of Audit & Risk Committee Secretary 
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STATEMENT OF CASHFLOWS 
For the year ended 31 March 2020  
  Note   2020   2019 
      £'000   £'000 
           
OPERATING ACTIVITIES           
Net cash generated from operations 24   5,667   7,224 
          
CASH FLOW CONSUMED BY INVESTING ACTIVITIES         
Acquisition and construction of housing properties 11   (11,814)   (5,279) 
Proceeds on sale of housing properties 6   717   1,487 
Purchase of other tangible fixed assets 12   (194)   (71) 
Grants received 19    60   50 
          
Net cash consumed by investing activities     (11,231)   (3,813) 
          
CASH FLOW CONSUMED BY FINANCING ACTIVITIES         
Interest paid 8   (3,743)   (3,549) 
Interest received  7   21   63 
Loans repaid    (45)   (41) 
          
Net cash consumed by financing activities     (3,767)   (3,527) 
          
Decrease in cash and cash equivalents     (9,331)   (116) 
            
Cash and cash equivalents at beginning of year 22    11,166   11,282 
            
Cash and cash equivalents at end of year 22    1,835   11,166 
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NOTES TO THE FINANCIAL STATEMENTS 

1. Legal status and principal activities 
 
 Mount Green is incorporated in the United Kingdom and is registered under the Co-operative and 

Community Benefit Societies Act 2014 and with the Regulator of Social Housing as a Registered Provider. 
The principal activities and operating base are set out in the Report of the Board. 

2. Accounting policies 

Basis of accounting 
The financial statements of Mount Green are prepared in accordance with applicable accounting standards 
including FRS102, the Financial Reporting Standard applicable in the UK and the Republic of Ireland, and 
the Statement of Recommended Practice for registered social housing providers, Housing SORP 2018. 

In accordance with FRS102 Mount Green is a public benefit entity that has applied “PBE” prefixed 
paragraphs. 

The financial statements comply with the Housing and Regeneration Act 2008 and the Accounting Direction 
for Private Registered Providers of Social Housing 2019. The accounts are prepared on the historical cost 
basis of accounting and are presented in sterling (£’000’s), unless otherwise stated. 

The principal accounting policies are summarised below. They have all been applied consistently throughout 
the year and to the preceding year. 

Going concern 
Mount Green assessed the going concern basis taking into consideration the impact of the Coronavirus 
pandemic (CV19), and subsequent UK lockdown measures, on the business.  Where impact could be 
reasonably be judged these items are detailed in the notes. Items impacted are: 

 ability to collect debts and therefore on bad debt provision held,  
 value of housing properties and other fixed assets 
 the value of stock held for sale and the ability to sell the stock in the short term 

 
As COVID-19 is still present at the time of signing the accounts, albeit that lockdown measures have eased 
somewhat, the potential impact on has been assessed through scenario testing of the business plan.  Due 
to the nature of our operations income from rents are not likely to change, however losses from bad debts 
could increase.   
 
The Association currently has access to £18.8m of revolving credit facilities.  There is sufficient security in 
place to draw these funds at short notice and sufficiently funds our planned investment in housing 
properties, including shared ownership properties.  
 
Meeting loan covenants in the early years of the business plan is dependent on anticipated profits from the 
sale of properties, including first tranche shared ownership sales. Should the profits from property sales fall 
below expectations, we are confident that we could reduce or defer expenditure to ensure that loan 
covenants continue to be met. In the first quarter of 2020/21 we have seen increased interest in our shared 
ownership and market sales properties held for sale and are confident that sales will proceed during 
2020/21 and therefore loan covenants will be achieved.  

 
Therefore we consider it appropriate to continue adopting the going concern basis in preparing the financial 
statements.   

Significant judgements and estimates  
Preparation of the financial statements in conformity with generally accepted accounting practices requires 
management to make significant judgements and estimates that affect the reported amounts of assets and 
liabilities as well as the disclosure of contingent assets and liabilities at the balance sheet date and the reported 
amounts of revenue and expenses during the period.  However, the nature of estimation means that actual 
outcomes could differ from those estimates.  
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The judgements and estimates made are detailed in the relevant accounting policy section.  Those areas that 
have the most significant effect on the amounts recognised are: 

 Recognition of development expenditure 
 Housing properties useful lives and subsequent depreciation  
 Impairment  
 Estimating the liability to pay defined benefit pensions  
 Provisions for bad debt  

Turnover and revenue recognition 
Turnover comprises rental and service charge income receivable in the year, income from shared ownership 
first tranche sales, open market property sales, revenue grant, amortised capital grants and other services 
included at the invoiced value of services supplied in the year.   

Rental and service charge income is recognised from the point where properties under developments reach 
practical completion or otherwise become available for letting net of voids.  

Income from first tranche sales and sales of properties built for sale is recognised at the point of legal 
completion of the sale. First tranche sales and open market sales are included within turnover and the 
related portion of the cost of the asset recognised as an operating cost. The resultant surplus or deficit is 
recognised within the income statement. 

Capital grants received are initially deferred and then credited to turnover in the Statement of 
Comprehensive Income on a straight line basis over the expected life of the asset which they have funded 
once that asset is completed.  Revenue grants are recognised when the conditions for receipt are met. 
 

Bad debt provision 
Provisions are made at the end of each period based on the outstanding value of monies owned from 
customers.  The debt is analysed by type and by the length of time that it has been outstanding to decide 
which would be the most at risk and therefore require a provision to be made. 
 

The rental debtors balance of £632k (2019: £404k) recorded in the statement of financial position comprises 
a relatively large number of small balances.  A full line by line review of trade debtors is carried out at the end 
of each month.  Whilst every attempt is made to ensure that the bad debt provisions are as accurate as 
possible, there remains a risk that the provisions do not match the level of debts which ultimately prove to be 
uncollectible.  Due to CV19 the bad provision was increased to reflect the increased risk of residents being 
unable to pay debts due. 
 

Housing properties and depreciation 
Housing properties are properties held for the provision of social housing or to otherwise provide social 
benefit. Housing properties are principally properties available for rent and are stated at cost less accumulated 
depreciation and impairment losses.  
 

Where an asset comprises components with materially different useful lives, those assets are separately 
identified and depreciated over those individual lives. Management reviews its estimate of the useful lives of 
depreciable assets at each reporting date based on the expected utility of the assets. The identification of such 
components is a matter of judgement and may have a material impact on the depreciation charge.  The 
components selected are those which reflect how the major repairs to the property are managed.  
Depreciation of housing properties major components is on a straight line basis over the following terms: 
 

 Estimated life 
Main fabric of the building 100 – 125 years 
Roof    20-50 years 
Windows and external doors   30 – 40 years 
Bathrooms   30 years 
Kitchens    20 years 
Central heating boilers and hard wired alarms   15 years 
Heating, ventilation and plumbing systems   40 years 
Electrics    30 years 
Lifts   20 years 
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The accumulated depreciation at 31 March 2020 was £14.9m compared to £13.5m as at March 2019. 
 
Subsequent expenditure which relates to either the replacement of previously capitalised components or the 
enhancement of such components which results in incremental future benefit is capitalised and the carrying 
amount of any replaced component or part component is derecognised. 

Properties acquired from another Registered Provider as a result of stock swaps or a transfer of engagement 
are initially recorded at their fair value.   

Shared ownership properties are split proportionally between current and fixed assets based on the element 
relating to expected first tranche sales. The split is determined by the percentage of the property sold under 
the first tranche disposal and the remainder retained within social property, plant and equipment. The first 
tranche proportion is classed as inventory in current assets and related sales proceeds included in turnover 
and the remaining element is classed as fixed asset and included in housing properties at cost, less any 
provisions needed for appreciation or impairment. 

The exception to the above is where this would result in a surplus on the disposal of the current asset that 
would exceed the anticipated overall surplus. In these circumstances any surplus on disposal of the first 
tranche is limited to the overall surplus by adjusting the costs allocated to current or fixed assets.  

The overall surplus is the difference between the net present value of cashflows and the cost. The net present 
value of the cashflows is the sum of the first tranche proceeds, net rental streams and expected receipts from 
subsequent disposal of the asset, less any grant repayable.       

Depreciation of Shared Ownership properties is over 100 years. 
 

The residual values of fixed assets, their useful lives and their depreciation rates are reviewed at each reporting 
date and where there is an indication of a significant change since the previous reporting date, they are 
adjusted prospectively. 

Development costs, work in progress and properties held for sale 
Work in progress (WIP) is stated at the lower of cost and net realisable value.   
 
Cost includes the cost of acquiring land and buildings, development costs and interest charges incurred during 
the development period.  Distinguishing the point at which a project is more likely to continue, allowing 
capitalisation of associated development costs requires judgement. After capitalisation of development costs, 
management monitors the asset and considers whether changes indicate that impairment is required.   
 
Additions to WIP include the costs of finance charges specifically related to the funding of the purchase and 
development of the property, except that interest costs incurred prior to construction and after practical 
completion are written off in the period to which they relate.  Interest is capitalised on borrowings to finance 
developments to the extent that it accrues in respect of the period of development if it represents either: 
a) interest on borrowings specifically financing the development programme after deduction of interest on 

social housing grant (SHG) in advance; or 
b) interest on borrowings as a whole, after deduction of interest on SHG in advance, to the extent that they 

can be deemed to be financing the development programme. 
 
Where there is a mixed tenure development which has more than one element, Mount Green allocates the 
cost of the land to each element of the scheme to reflect the respective values of the land for different tenure 
types.  
 
Properties developed with the intention of outright sale are recorded within current assets at the lower of cost 
and net realisable value.  Net realisable value is based on estimated sales price after allowing for all further 
costs of completion and disposal. 

 
Other properties held for sale are recorded within current assets at the lower of cost and their fair value.  (See 
note 13). 
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Other property, plant and equipment and depreciation 
Other property, plant and equipment comprises other fixed assets and are stated at cost less accumulated 
depreciation.   

Depreciation is provided evenly on the cost of other property, plant and equipment to write them down to 
their estimated residual values over their expected useful lives. No depreciation is provided on freehold land.   
Management reviews its estimate of the useful lives of depreciable assets at each reporting date. 
Other property, plant and equipment are written down over a range of years depending on the nature of the 
asset: 
 
Freehold office buildings                            60 years 
Computer software and hardware and office equipment                         3-5 years 
Office furniture and fittings     4-15 years 
Estate equipment      5-20 years 

Gains or losses arising on the disposal of other property, plant and equipment are determined as the difference 
between the disposal proceeds and the carrying amount of the assets and are recognised as part of the 
surplus/deficit for the year. 

Financial instruments 
Financial assets and liabilities comprise investments, trade and other debtors, cash and cash equivalents, trade 
and other payables, accruals and loan balances.  
 
The classification of financial instruments as “basic” or “other” requires judgement as to whether all applicable 
conditions as basic are met. This includes consideration of the form of the instrument and its return. 
 
Financial assets and financial liabilities are recognised when Mount Green becomes party to the contractual 
provisions of the financial instrument. All financial assets and financial liabilities are initially measured at 
transaction price (including transaction costs), except for those financial assets classified as at fair value 
through the Statement of Comprehensive Income, which are initially measured at fair value (normally the 
transaction price less transaction costs), unless the arrangement constitutes a financial transaction. If an 
arrangement constitutes a financial transaction, the financial asset or financial liability is measured at the 
present value of future payments discounted at a market rate of interest for a similar debt instrument. 

Financial assets and liabilities are only offset in the Statement of Financial Position when, and only when, there 
exists a legally enforceable right to set off the recognised amounts and Mount Green intends either to settle 
on a net basis, or to realise the asset and settle the liability simultaneously. 
 
Debt instruments that are classified as payable or receivable within one year on initial recognition are 
measured at the undiscounted amount of the cash or other consideration expected to be paid or received, 
net of impairment. Debt instruments which meet the conditions of Section 11.9 of FRS 102 are subsequently 
measured at amortised cost using the effective interest method. 

Other financial instruments and investments in equity instruments are recognised at fair value with any gains 
or losses being reported in surplus or deficit. 

Financial assets are derecognised when and only when: 
 the contractual rights to the cash flows from the financial asset expire or are settled,  
 all the risk and rewards of ownership of the financial asset are substantially transfers to another party; or 

the control has transferred to another party, despite having retained some, but not all, significant risks 
and rewards of ownership. 

Financial liabilities are derecognised only when the obligation specified in the contract is discharged, cancelled 
or expires. 

Investments represent a liquidity reserve fund which is equivalent to one year’s interest on the AHF loan.  In 
previous years it also comprises cash on deposit and a GB Social Housing charged account which comprises 
cash and investment in gilts and also deposits from CCLA as a result of transfer of Hawkridge properties in 
2017.  
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Trade (including rental) and other debtors and creditors are classified as basic financial instruments and 
measured at initial recognition at transaction price. Debtors and creditors are subsequently measured at 
amortised cost using the effective interest rate method. A provision is established when there is objective 
evidence that all amounts due will not be able to be collected.  

Cash and cash equivalents are classified as basic financial instruments and comprise cash in hand and at bank, 
short-term bank deposits and bank overdrafts which are an integral part of Mount Green’s cash management. 
Cash equivalents are highly liquid investments that are readily convertible to known amounts of cash without 
significant risk of change in value. 

Interest bearing bank loans, overdrafts and other loans which meet the criteria to be classified as basic financial 
instruments are initially recorded at the present value of cash payable to the bank, which is ordinarily equal to 
the proceeds received net of direct issue costs. These liabilities are subsequently measured at amortised cost, 
using the effective interest rate method. 

The effective interest rate is the rate that exactly discounts estimated future cash flows through the expected 
life of the financial asset or liability, or, where appropriate, a shorter period, to the net carrying amount on 
initial recognition. 

Impairment of non-financial assets 
Non-financial assets comprise housing properties, property, plant and equipment and stock.  

Non-financial assets, other than those measured at fair value, are assessed for indications of impairment at 
each balance sheet date. If there is objective evidence of impairment, an impairment loss is recognised in the 
Statement of Comprehensive Income as described below. 

A non-financial asset is impaired where there is objective evidence that, as a result of one or more events after 
initial recognition, the estimated recoverable value of the asset has been reduced. The recoverable amount of 
a non-financial asset is the higher of its fair value less costs to sell and its value in use. 
Value in use for housing properties which are able to be let in their current condition and which are fulfilling 
the social purpose for which they were acquired is based on the value in use for assets held for their service 
potential, being the depreciated replacement cost of the asset. For other schemes, value in use is defined as 
the net present value of the future cash flows before interest generated from the scheme.  An impairment 
review of all non-financial assets has been made in light of CV19. 

The recoverable amount for an asset held for its service potential is assessed as the depreciated replacement 
cost which is the lower of (a) the cost of purchasing an equivalent property on the open market; and (b) the 
land cost plus the rebuilding cost of the structure and components. There is limited history of acquiring or 
selling properties from or to other registered providers and the Board considers that there is no active market. 
As a result, no impairment provision against social housing assets has been recognised. The carrying values 
of the relevant assets are shown in note 11. 
 

The assessment of whether an asset is held for its service potential is a matter of judgement and in making 
that judgement the Board considers the current use of the asset and the expected future use of the asset. If 
the asset is unable to be let in its current condition or is not being used for a social purpose, either now or in 
the foreseeable future, it is assessed as not being held for its service potential.  

Impairment of financial assets 
Financial assets comprise investments, trade and other debtors and cash and cash equivalents. 

For financial assets carried at amortised cost, the amount of impairment is the difference between the asset’s 
carrying amount and the present value of estimated future cash flows, discounted at the financial asset’s 
original effective interest rate. 
 

For financial assets carried at cost less impairment, the impairment loss is the difference between the asset’s 
carrying amount and the best estimate of the amount that would be received for the asset if it were to be sold 
at the reporting date. 
 

Where indicators exist for a decrease in impairment loss, the prior impairment loss is tested to determine 
reversal. An impairment loss is reversed on an individual impaired asset to the extent that the revised 
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recoverable value does not lead to a revised carrying amount higher than the carrying value had no 
impairment been recognised. 

Loan issue costs 
Costs incurred in raising loan finance are recorded as a deduction from the gross proceeds of the loan and 
subsequently amortised in the income and expenditure account over the expected term of the loan. 

Government grants 
Government grants include grants receivable from Homes England, local authorities, and other government 
organisations.  

Government grants received for housing properties are recognised in income over the useful life of the 
housing property structure and, where applicable, its individual components (excluding land) under the accrual 
model.  

The unamortised element of the government grant is recognised as deferred income in creditors due within 
one year or due after more than one year as appropriate in the Statement of Financial Position.  

Government grants received for housing properties are subordinated to the repayment of loans by agreement 
with Homes England.  

Government grants released on sale of a property may be repayable but are normally available to be recycled 
and are credited to a Recycled Capital Grant Fund and included in the statement of financial position in 
creditors. If unused within a three-year period, grants received from Homes England are repayable unless 
specifically agreed otherwise, including any accrued interest.  

Mount Green has received a specific extension for £405k of recycled grant over three years old, this is reviewed 
annually. Any unused recycled capital grant held within the recycled capital grant fund is disclosed in the 
Statement of Financial Position and the notes, split between creditors falling due within one and after one 
year. 

Other grants 
Grants received from non-government sources are recognised using the performance model. A grant which 
does not impose specified future performance conditions is recognised as revenue when the grant proceeds 
are received or receivable.  

A grant that imposes specified future performance-related conditions is recognised only when these 
conditions are met. A grant received before the revenue recognition criteria are satisfied is recognised as a 
liability in the Statement of Financial Position. 

Pensions and short term employee benefits 
Mount Green participates in the Social Housing Pension Scheme (SHPS) in both the defined benefit and the 
defined contribution section of that scheme.  
 
Defined benefit pension scheme (note 21) 
 
The defined benefit section is now closed to new members and only a defined contribution pension is offered 
to new members of staff. The defined benefit section of SHPS is a multi-employer defined benefit (final salary) 
contributory pension scheme administered independently.  
 
The liability recognised in the statement of financial position in respect of the defined benefit scheme is the 
present value of the association’s share of the defined benefit obligation at the reporting date less the fair 
value of the association’s share of the scheme assets at the reporting date.  
 
The association’s share of the defined benefit obligation is calculated using the projected unit credit method, 
based on the association’s current and past employees. Annually the association engages the scheme 
actuaries to calculate the obligation, using the association’s assumptions. The present value is determined by 
discounting the estimated future payments using market yields on high quality corporate bonds that are 
denominated in sterling and that have terms approximating the estimated period of the future payments 
(‘discount rate’). 
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The fair value of scheme assets (which are attributable to all participating employers in the scheme) is 
measured in accordance with the FRS 102 fair value hierarchy and where relevant includes the use of 
appropriate valuation techniques. Once the fair value of the scheme assets has been determined, the scheme 
administrators allocate the scheme assets to individual employers.  
 
Actuarial gains and losses arising from experience adjustments and changes in actuarial assumptions are 
charged or credited to other comprehensive income. These amounts together with the return on plan assets, 
less amounts included in net interest, are disclosed as ‘re-measurement of net defined benefit pension scheme 
liability’.  
 
The cost of the defined benefit plan, recognised in the income statement as employee costs, except where 
included in the cost of an asset, comprises the increase in pension benefit liability arising from employee 
service during the period and the cost of plan introductions, benefit changes, curtailments and settlements.  
 
The net interest cost is calculated by applying the discount rate to the net balance of the defined benefit 
obligation and the fair value of plan assets. This cost is recognised in the income statement as ‘Finance 
expense’.  

 
Defined contribution pension scheme  
 
Short-term employee benefits and contributions to defined contribution plans are recognised as an expense 
in the period in which they are incurred. 

Leases 
Leases are classified as finance leases where the terms of the leases transfer substantially all the risks and the 
rewards incidental to ownership of the leased asset. All other leases are classified as operating leases.  

 
Rentals paid or receivable under operating leases are recognised to the Statement of Comprehensive Income 
on a straight line basis over the term of the lease, including where payments or receipts are not required to 
be made on a straight line basis. Lease incentives are similarly spread on a straight line basis over the relevant 
lease terms. Assets held under finance leases are measured initially at the fair value of the leased asset and 
the corresponding lease liability. Assets held under finance leases are included in tangible fixed assets and 
depreciated in the same way as owned assets. 

Provisions for liabilities 
Provisions for liabilities and charges are recognised when Mount Green has a present obligation (whether 
legal or constructive) as a result of a past event that can be reliably estimated and it is probable that a transfer 
of economic benefit will be required to settle the obligation. 
 
VAT 
A large proportion of Mount Green’s income comprises rental income, which is exempt for VAT purposes and 
gives rise to a partial exemption calculation. Expenditure is therefore shown inclusive of VAT. Recoverable VAT 
arising from partially exempt activities is credited to the statement of comprehensive income. 

Taxation 
Mount Green has charitable status and therefore is not subject to Corporation Tax on surpluses derived from 
charitable activities, provided that the surpluses are applied to charitable objects.  
 
In the year Mount Green sold 4 (2019: 6) purpose built properties for profit.  On these, tax is recognised for 
the amount of income tax payable in respect of the taxable surplus for the current or past reporting periods 
using the tax rates and laws that have been enacted or substantively enacted by the reporting date. 

Revenue reserves 
Revenue reserves relate to the cumulative surpluses less amounts transferred to designated and restricted 
reserves. 
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NOTES TO THE FINANCIAL STATEMENTS 
 
3. (a)  Particulars of turnover, cost of sales, operating expenditure and operating surplus 
 

 Turnover   
Cost of 

sales   
Operating 

costs   

Surplus 
on sale of 

housing 
properties   

Operating 
surplus/ 
(deficit) 

2020  £'000   £'000   £'000   £'000   £'000 
Social housing lettings (note 
3b) 10,413  -  (6,791)  -  3,622 
           
Other social activities          
Independent living 86  -  (98)  -  (12) 
Development costs not 
capitalised -  -  (253)  -  (253) 
Other Income 22  -  -  -  22 
First tranche shared ownership 
sales 682  (479)  -  -  203 
Surplus on sale of housing 
properties (note 6) -  -  -  384  384 
Total other social activities 790  (479)  (351)  384  344 
           
Other social activities          
Open market sales 2,335  (1,934)  (12)  -  389 
           
  13,538  (2,413)  (7,154)  384  4,355 
  
 2019  
Social housing lettings (note 
3b) 9,681  -  (6,398)  -  3,283 
           
Other social activities          
Supporting People 86  -  (90)  -  (4) 
Development costs not 
capitalised -  -  (188)  -  (188) 
Management services 122  -  -  -  122 
First tranche shared ownership 
sales 558  (383)  -  -  175 
Surplus on sale of housing 
properties (note 6) -  -  -  687  687 
  766  (383)  (278)  687  792 

 
Other social activities                   
Open market sales         3,892    (3,378)   (92)    -   422 
                    
  14,339   (3,761)   (6,768)   687   4,497 
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NOTES TO THE FINANCIAL STATEMENTS 
 
3. (b)  Particulars of turnover and operating expenditure from social housing lettings 
 

  

General  
needs 

housing    

Housing 
for older 

people    

Keyworker/ 
Temporary 

social housing   

Low cost 
home 

ownership   
Total 
2020 

 2020 £'000   £'000   £'000   £'000   £'000 
Income                   
Rent receivable net of service charges 5,773   1,868   756   630   9,027 
Service and other charges receivable 458   482   169   77   1,186 
Net rental income 6,231   2,350   925   707   10,213 
                    
Deferred capital grant amortisation 118   55   17   10   200 
                    
Turnover from social housing 
lettings 6,349   2,405   942   717   10,413 
                    
Expenditure                   
Management costs 731   333   82   194   1,340 
Service charge costs 698   359   144   92   1,293 
Routine Maintenance 771   326   70   117   1,284 
Planned Maintenance 515   234   70   84   903 
Major Repairs 107   45   11   25   188 
Rent losses from bad debts 42   14   9   12   77 
Depreciation of housing properties 1,067   363   120   59   1,609 
Other costs 53   24   14   6   97 
                   
Operating costs on social housing 
lettings 3,984   1,698   520   589   6,791 
                    
Operating surplus on social 
housing lettings 2,365   707   422   128   3,622 
                    
Rent losses from voids 86   28   1   15  130 
          
2019                   
Income                   
Rent receivable net of service charges 5,593   2,063   150   668   8,474 
Service and other charges receivable 321   482   47   131   981 
                    
Net rental income 5,914   2,545   197   799   9,454 
                    
Deferred capital grant amortisation 139   40   28   19   226 
Turnover from social housing 
lettings 6,053   2,585   225   818   9,681 
                    
Expenditure                   
Management costs 782   337   57   131   1,307 
Service charge costs 723   319   55   124   1,221 
Routine Maintenance 605   267   46   104   1,022 
Planned Maintenance 534   236   41   91   901 
Major Repairs 254   112   19   43   428 
Rent losses from bad debts (17)   21   -   6   10 
Depreciation of housing properties 1,052   243   7   109   1,411 
Other costs 58   28   2   10   98 
                    
Operating costs on social housing 
lettings 3,990   1,563   227   618   6,398 
                    
Operating surplus on social 
housing lettings 2,063   1,022   (2)   200   3,283 
                    
Rent losses from voids 72  35  32  1  140 
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NOTES TO THE FINANCIAL STATEMENTS 
 
4.  Accommodation in management and development  
 
At the end of the year accommodation in management for each class of accommodation was as detailed below. 
 
  2020   2019 
  Number   Number 
Social housing        
General housing 740  708 
Affordable rent 134  122 
Intermediate rent 44  42 
Supported housing and housing for older people 352  395 
Housing designated for over 55s 43  - 
Low cost home ownership 189  153 
Temporary social housing  53  53 
Other 48  38 
        
Total 1,603  1,511 
        
Accommodation split:       
Owned and managed 1,555  1,473 
Managed, but not owned  48  38 
     
  1,603  1,511 
     
Accommodation in development at year end 7  19 

 
 
5.  Operating surplus is stated after charging/(crediting): 
 
        2020   2019 
        £'000   £'000 
       
Depreciation of housing properties, 
including accelerated depreciation on 
component replacement       1,609   1,411 
Depreciation - Other tangible fixed assets     127   114 
Rent payable under operating leases       33   21 
Surplus on sale of tangible fixed assets       (384)   (687) 
            
Auditor's remuneration (excluding VAT):           
Audit of the financial statements       32   25 
In respect of other services       2   2 
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NOTES TO THE FINANCIAL STATEMENTS 
 
6.  Surplus on sale of housing properties 
 

  

General 
needs 

properties    
Staircasing 

Sales*   Total    Total  
          2020   2019 
  £'000   £'000   £'000   £'000 
                

Proceeds 340   377   717   1,487 
Disposal costs (136)   (231)   (367)   (705) 
Accumulated depreciation on disposal 23   11   34   36 
Grant transferred on disposal -   -   -   (131) 
             

  227   157   384   687 
 
* Sale of second and subsequent tranches of shared ownership properties 
 
7.  Interest receivable  
        2020   2019 
        £'000   £'000 
              
Bank interest       1   2 
Investment Income        20   61 
              
Interest receivable from short term deposits     21   63 

 
8.  Interest payable and similar charges  
        2020   2019 
        £'000   £'000 
              
Loans and bank overdrafts       3,766   3,634 
Loan premium released       (291)   (289) 
Interest capitalised on housing properties under construction  (123)   (193) 
Amortisation of loan arrangement fees        364   373 
SHPS pension - net interest cost     27  24  
             
        3,743   3,549 
             
Capitalisation rate used to determine the finance costs           
capitalised during the period (based on weighted average)  5.00%   4.76% 
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NOTES TO THE FINANCIAL STATEMENTS 
  

9.  Employee information  
 

The average monthly number of employees, including Directors, employed by the organisation during the year 
was: 

 
        2020   2019 
        Number   Number 
              
Administration        11   10 
Development       3   4 
Housing, support and care       24   21 
              
        38   35 

 
Employee costs       2020   2019 
        £'000   £'000 
              
Wages and salaries       1,674  1,653  
Social security costs       174  150  
Defined contribution pension 
contributions        141  

              
113  

Defined benefit current service cost     62  62 
             
        2,051   1,978 

              
 

Until 31 March 2010 Mount Green operated a single benefit structure; a defined benefit, final salary scheme 
with a 1/60th accrual rate. From 31 March 2010 this scheme was closed to new entrants and from 1 October 
2010 a defined contribution structure was made available to new employees and to existing staff wishing to 
transfer from the defined benefit scheme. The employee contribution to the defined contribution scheme is 
5% of gross income, employer contribution is 10%. 

See note 21 for further details regarding the Pension liability in relation to the defined benefit scheme for 
existing and former employee members.  

The full time equivalent number of staff (including directors) who received remuneration in excess of £60,000 
p.a. are as follows: 

Salary bandings for all employees earning over £60,000 (including pension contributions)  

        2020   2019 
        Number   Number 
              
£60,000 to £69,999       1   - 
£70,000 to £79,999       -   2 
£80,000 to £99,999       2   1 
£100,000 to £109,999    -  1 
£110,000 to £119,999       2   - 
£120,000 to £129,999    -  1 
       
        5   5 
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NOTES TO THE FINANCIAL STATEMENTS 

10.  Key management personnel 

Key management personnel include the Board members, Chief Executive and Executive Directors. 
Remuneration paid for the year to 31 March 2020 was as follows: 

  
 

 Basic 
Salary 

 Pension 
contr’ns 

 Total 
2020 

 Total 
2019 

  £’000  £’000  £’000  £’000 
Current Executive Directors **  

       

Chief Executive Nick Ronald 101  10  111  128 
Chief Executive Bill Flood 38  4  42  - 

Finance & Resource Director 
Alison Robson-
Young 108  9  117  111 

Director of Operations Samantha Herelle 90  8  98  95 
Director of Development & Assets Sarah Sedgwick 84  9  93  76 
Digital Transformation Director Thurle Phillips 20  1  21  - 

  
       

Current Board Members  
       

Chair Linda Convery 6  -  6  6 
Chair of HR & Remuneration & 
Vice Chair Rob Pearce 

 
4 

  
- 

  
4 

  
4 

Chair of Audit and Risk Allison Whittington 4  -  4  3 
Board Member Ray Wilkinson 2  -  2  2 
Board Member Michael May 2  -  2  2 
Board Member Alison Pooley-Wem 2  -  2  2 
Board Member Lisa Morris 2  -  2  2 
Board Member David Carton 2  -  2  2 

  
       

Resignations  
       

Board Member Stephane Croce 2  -  2  2 
Chair of Audit & Risk Barbara Mathews -  -  -  2 

         
  467  41  508  434 

 

The Chair of the Board received an emolument of £6,150 (2019: £6,000).   The Vice Chair, who is also the Chair 
of the HR & Remuneration Committee, received £3,588 (2019: £3,500) and the Chair of the Audit & Risk 
Committee received £3,586 (2019: £2,750). Other Board members received a maximum of £2,050 (2019: 
£2,000).  

The highest paid director was the Finance & Resources Director, excluding pension contributions at £107,084 
(2019: £101,636). In the year ended 31 March 2019, the highest paid director was the Chief Executive, but he 
left the company in December 2019; his pay for the period 1 April to December 2019 was £100,602 (2019: 
£117,519).  Both the former Chief Executive and the Finance & Resources Director are members of the Social 
Housing Pension Scheme.  Both are ordinary members of the pension scheme and no enhanced or special terms 
apply.  Mount Green does not make any further contribution to an individual pension arrangement.  Employer’s 
pension contribution for the former Chief Executive for the year was £10k (2019: £10k) and for the Finance & 
Resources Director was £9k (2019: £9k). 

The current Chief Executive served from December 2019 and was paid £38,000; contributions to the company’s 
defined contribution scheme were made at a normal rate and amount to £4,000.  

** There were two interim Directors employed as consultants for part of the year following the departure of 
the Director of Development & Assets and the sabbatical of the Digital Transformation Director. They were 
not paid through the payroll, but acted as key Management Personnel. The amount of £19k was payable to 
a third party (FFT) and £7k to another third party (Investigo). 
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NOTES TO THE FINANCIAL STATEMENTS 
 
11.  Tangible fixed assets – housing properties  
 

  

Social 
housing 

propertie
s held for 

letting   

Social 
housing 

properties 
under 

constructio
n   

Complete
d shared 

ownership 
housing 

properties   

Shared 
ownership 
properties 

under 
constructio

n   Total 
  £'000   £'000   £'000   £'000   £'000 
Cost                   
At 1 April 2019 98,492   1,439   16,009   1,020   116,960 
Acquisition of 
properties and works to 
properties under 
construction 5,036   1,467   3,437   670   10,610 
Transfer to completed 1,026   (1,026)   1,474   (1,474)   - 
Works to existing 
properties 1,157   -   -   -   1,157 
Disposals (345)   -   (252)   -   (597) 
                    
At 31 March 2020 105,366   1,880   20,668   216   128,130 
                    
Depreciation                   
At 1 April 2019 12,926   -   621   -   13,547 
Charge for year 1,161   -   448   -   1,609 
Disposals (290)   -   (11)   -   (301) 
                    
At 31 March 2020 13,797   -   1,058   -   14,855 
                    
Net Book Value                   
At 31 March 2020 91,569   1,880   19,610   216   113,275 
                    
At 1 April 2019 85,566   1,439   15,388   1,020   103,413 

 
 

 
Housing properties comprise: 2020  2019 
 £’000  £’000 
Freehold 107,278  97,322 
Long leasehold 6,029  6,091 
    
Total  113,307  103,413 

 
Expenditure on works to existing properties 2020  2019 
 £’000  £’000 
Amounts capitalised 1,157  929 
Amounts charged to income and expenditure account 188  428 
    
Total  1,345  1,357 
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NOTES TO THE FINANCIAL STATEMENTS 

12.  Tangible fixed assets – other property, plant and equipment 

  
Freehold  

offices   

Computers 
software 

and 
hardware   

Office 
furniture 

and 
equipment   

Estate 
equipment   Total 

  £'000   £'000   £'000   £'000   £'000 
Cost                   
At 1 April 2019 2,574   231   197   262   3,264 
Adjustment 13   (39)   19   -   (7) 
Additions -   131   7   54   192 
Disposals -   (73)   -   (12)   (85) 
                    
At 31 March 2020 2,587   250   223   304   3,364 
                    
Depreciation                   
At 1 April 2019 199   195   87   155   636 
Adjustment 6   (39)   26   -   (7) 
Disposals -   (73)   -   (12)   (85) 
Charged in year 49   29   21   28   127 
                    
At 31 March 2020 254   112   134   171   671 
                    
Net book value                   
At 31 March 2020 2,333   138   89   133   2,693 
                    
At 31 March 2019 2,375   36   110   107   2,628 

 

 
 
13.  Properties held for sale 

     2020   2019 
      £'000   £'000 
            
First tranche shared ownership properties     759   683 
Outright sale properties     849   2,683 
           
      1,608   3,366 

 
14.  Investments 

    2020  2019 
     £'000   £'000 
Due within one year          
Cash in secured accounts re AHF Bond    232   230 
Cash in secured accounts re GB Social Housing Bond    -   8,240 
Cash in secured accounts re CCLA (Hawkridge)    -   21 
          
     232   8,491 
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NOTES TO THE FINANCIAL STATEMENTS 
 
15.  Debtors 
      2020   2019 

     £'000   £'000 
Due within one year           
Rent arrears     632   404 
Less: provision for bad and doubtful debts     (334)   (211) 
           
      298   193 
Prepayments and accrued Income     203    161 
Other debtors     171   130 
         
      672   484  

 
 
16.  Creditors falling due within one year 
      
      2020   2019 
      £'000   £'000 
         
Housing loans due within one year (note 20)     402   45 
Trade payables     958   1,423 
Corporation tax   75  81 
Other taxation and social security     43   42 
Accruals and deferred income     1,086   1,823 
Prepaid rental income     352   337 
Deferred capital grant (note 19)     202   199 
Recycled capital grant fund (note 18)     471   405 
Sinking fund     322   245 
           
      3,911   4,600 

           
 
17.  Creditors falling due after one year 
      2020   2019 
      £'000   £'000 
            
Housing loans (note 20)     71,417   71,988 
Deferred capital grant (note 19)     20,839   20,764 
Recycled capital grant fund (note 18)     940   1,225 
           
      93,196   93,977 
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NOTES TO THE FINANCIAL STATEMENTS 
 
18.  Recycled capital grant fund 
      2020   2019 
      £'000   £'000 
Grant – Homes England            
At 1 April     1,630   465 
Interest accrued   3  13 
Transfer back to deferred grants (note 19)   (222)  - 
Grants recycled in year     -   1,152 
           
At 31 March     1,411   1,630 
           
Amounts falling due within one year   471  405 
Amounts falling due after one more than one year   940  1,225 
      
   1,411  1,629 
      
Amounts three years or older where repayment may be required*  406  350 
     
 *Permission was given by the regulator in September 2019 to extend the time for recycled capital 
grant repayment beyond the usual three years.  This is because many of the schemes we are planning 
to use recycled grant on are rural and can take longer to progress than non-rural sites. 
  
      

19.  Deferred government grants 
    2020   2019 
    £'000   £'000 
      
At 1 April   20,963   21,159 
Grants received during the year   60   50 
Amortised to Income   (200)   (226) 
Released on disposals   (4)  - 
Transferred from recycled capital grant fund (note 18)   222  - 
Recycled grant   -   (20) 
         
At 31 March   21,041   20,963 
         
Amount due within one year    202   199 
Amount due after more than one year    20,839   20,764 
         
    21,041   20,963 
 
Total grants relating to properties still owned as at the year-end were:        
Government grant previously amortised to income    3,632   3,403 
Government grant included in deferred income   21,041   20,963 
Stock swaps and transfers   17,471   16,143 
Transfer of Engagement    299   299 
         
    42,443   40,808 
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NOTES TO THE FINANCIAL STATEMENTS 
 
 20. Housing loans     2020   2019 
      £'000   £'000 
Due within one year           

Orchardbrook & Royal Bank of Scotland      402   
                 

45  
           
      402    45  
Due after more than one year          
Orchardbrook     1,233  1,275 
AHF Bond     5,953  5,952 
GB Social Housing     36,232  36,434 
Royal Bank of Scotland     27,999  28,327 
           
      71,417        71,988  
           
Analysis of bank loans and bond finance:-          
Due within one year     402  45 
Between one and two years     426  402 
Between two and five years     1,462  1,367 
After five years by instalments     69,529  70,219 
          
      71,819    72,033  

 
Housing loans are secured by specific fixed charges on Mount Green’s individual properties and are repayable 
at varying rates of interest. 
 

£1.2 million (2019 - £1.3 million) of the loans are reduced by half yearly instalments at a fixed rate of interest 
9.0581%.  The final instalments fall to be repaid in the year 2034. 
 

£28.3 million (2019 - £28.3 million) of the bank loans are fixed rate loans - £11 million (2019 - £11 million) at 
6.15% and £17.2 million (2019 - £17.2 million) at 5.99%.  Capital repayments on these loans commence in April 
2020 and will be fully repaid in 2039, with varying annual amounts. 
 

There is access to an undrawn bank loan at a variable rate with the Royal Bank of Scotland and as at 31 March 
2020 the available facility was £18.8m (2019: £18.8m). 
 

There are four bond arrangements, one for £6 million (2019 - £6 million) with Affordable Housing Finance at 
an effective rate of 3.91% and repayable in full in May 2042; the remaining bonds are with GB Social Housing, 
totalling £37.3 million (£31.0 million nominal value; 2019 – same) at an average effective rate of 3.787%. A lump 
sum repayment of £31m is due in 2038 and the remaining £6m due in 2042. 

21.  Social Housing Pension Scheme (SHPS) 

Mount Green Housing Association participates in the scheme, a multi-employer scheme which provides 
benefits to some 500 non-associated employers. The scheme is a defined benefit scheme in the UK.  The 
scheme is subject to the funding legislation outlined in the Pensions Act 2004 which came into force on 30 
December 2005. This, together with documents issued by the Pensions Regulator and Technical Actuarial 
Standards issued by the Financial Reporting Council, set out the framework for funding defined benefit 
occupational pension schemes in the UK. 

 
The scheme is classified as a 'last-man standing arrangement'. Therefore the company is potentially liable for 
other participating employers' obligations if those employers are unable to meet their share of the scheme 
deficit following withdrawal from the scheme. Participating employers are legally required to meet their share 
of the scheme deficit on an annuity purchase basis on withdrawal from the scheme. 
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21.  Social Housing Pension Scheme (SHPS) (continued) 

A full actuarial valuation for the scheme was carried out with an effective date of 30 September 2017. This 
actuarial valuation was certified on 28 November 2018 and showed assets of £4,553m, liabilities of £6,075m 
and a deficit of £1,522m.   
 
The present values of the defined benefit obligation, fair value of assets and defined benefit liability: 
 
       2020   2019 
      £'000     £'000  
  Fair value of plan assets   3,701   3,496 
  Present value of defined benefit obligation   4,166   4,702 
  Defined benefit asset (liability) to be recognised   (465)   (1,206) 
 
PRESENT VALUES OF PROVISION 

Pension liability   2020  2019 
   £'000  £'000 

Defined benefit obligation at start of period   

               
4,702   

               
4,193  

Current service cost   54               62  
Interest expense/expenses   111   112  
Member contributions   28     26  
Actuarial (gains)/ losses   (520)  347 
Benefits paid and expenses   (209)  (38) 

Defined benefit obligation at end of period   

               
4,166   

               
4,702  

      
Pension assets            
Fair value of plan at start of period   3,496  3,236 
interest income   80       84  
Experience on plan assets-gain   159     63  
Employer contributions   147   125  
Member contribution   28   26  
Benefits paid and expenses   (209)  (38) 

Fair value of plan at end of period   

               
3,701   

               
3,496  

 

             

  
DEFINED BENEFIT COSTS RECOGNISED IN STATEMENT OF 
COMPREHENSIVE INCOME (SOCI)  2020    2019 

       £'000     £'000  
            
 Current service costs  54  62 
  Interest expense   27   24 
  Remeasurements - impact of any change in assumptions 4   4 
  Costs recognised in statement of comprehensive income 85   90 
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DEFINED BENEFIT COSTS RECOGNISED IN OTHER 
COMPREHENSIVE INCOME   2020   2020 

     £'000    £'000  

 
Experience on plan assets (excluding amounts included in net 
interest cost) - gain 

 
159 

 
63 

 Experience gains and losses arising on the plan liabilities - loss  (90)  (33) 

 
Effects of changes in the demographic assumptions underlying 
the present value of the defined benefit obligation - loss 

 
41 

 
(13) 

 
Effects of changes in the financial assumptions underlying the 
present value of the defined benefit obligation-loss 

 
569 

 
(301) 

 Total amount recognised in other comprehensive income - loss  679  (284) 
      
      
 KEY ASSUMPTIONS   2020    2019 
 Discount Rate  2.38%  2.30% 
 Inflation (RPI)  2.63%  3.30% 
 Inflation (CPI)  1.63%  2.30% 
 Salary growth  2.63%  3.30% 

 Allowance for commutation of pension for cash at retirement 
75% of max. 

allowance  
75%ofmax 
allowance 

 Mortality assumptions at age 65 
No 

allowance  
No 

allowance 
 Life expectancy for a male retiring in 2020  21.5 years  21.8 years 
 Life expectancy for a female retiring in 2020  23.3 years  23.5 years 
 Life expectancy for a male retiring in 2039 22.9 years  23.2 years 
 Life expectancy for a female retiring in 2039 24.5 years  24.7 years 

 
 
22.  Cash and cash equivalents      2020   2019 
      £'000   £'000 
Cash at the end of the year     1,603   2,675 
Investments      232   8,491 
           
At 31 March     1,835   11,166 
            

Included in the cash balances was £292k (2019: £245k) being held on behalf of Leaseholders in the form 
of a sinking fund. 
 

23.  Financial instruments 

The carrying values of financial assets and liabilities are summarised by category below: 
      2020   2019 
Financial assets      £'000   £'000 
Measured at fair value          
         Investments  232  8,491 
         Cash and cash equivalents  1,603  2,675 
        

Income, expense, gains and losses in respect of the financial instruments are summarised below: 

      2020   2019 
    £'000   £'000 

Interest income and expense           
Total interest income for financial assets at amortised cost     21   63 
Total interest expense for financial liabilities at amortised cost   3,743   3,549 
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24. Reconciliation of surplus to net cash generated from operations 
  Note 2020   2019 
    £'000   £'000 
        
Surplus for the year  558   930 
Adjusted for:       
Depreciation of housing properties 5 1,609   1,411 
Depreciation of other tangible fixed assets 5 127   114 
Deferred capital grant amortisation 3. (b) (200)   (226) 
Difference between net pension expense and cash contribution 27 (93)   (63) 
Surplus on sale of housing properties 6 (384)   (687) 
Taxation charge for the year  28 75  81 
Interest receivable 7 (21)   (63) 
Interest payable 8 3,743   3,549 
        
Operating cash flow before movements in working capital   5,414   5,046 
        
Decrease in properties held for sale 13 1,758   2,435 
Decrease in trade and other debtors 15 (188)   (108) 
Decrease in trade and other creditors 16 (1,237)   (149) 
     
       
Net cash generated from operations   5,747   7,224 
     
Tax paid   (80)  - 
     

  5,667  
 

7,224 
Cash and cash equivalents:       
Cash at bank   1,603   2,675 
Other cash investments   232   8,491 
        
    1,835   11,166 

 
25 Analysis of net debt              

   01-Apr   Cash    Non-cash  31-Mar 
   2019    flows   changes  2020 
   £'000   £'000   £'000  £'000 
 Housing loans              

 Due in less than one year (45)   45   (402)  (402) 
 Due after more than one year (71,988)   -   571  (71,417) 
                
 Total debt (72,033)   45   169  (71,819) 
                
 Cash and cash equivalents              
 Investments 8,491   (8,259)    -  232 
 Cash at bank and in hand 2,675   (1,072)    -  1,603 
                
 Cash and cash equivalents 11,166   (9,331)   -  1,835 
                
                
 Net debt (60,867)   (9,286)   169  (69,984) 
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26.  Financial commitments 
 
Capital commitments were as follows:      2020   2019 
      £'000   £'000 
            
Expenditure contracted for but not provided in the accounts   750   4,165 
Expenditure authorised but not contracted     4,378   7,212 
            

The commitments will be financed from the release of funds held as current asset investments and from 
deposits as per note 14 and drawdown our revolving loan facility of £18.8m. 
 
Operating leases 
The total payments that the Society is committed to make under operating leases total £16.5k (2019: 
£51k) and the future minimum lease payments are set out below: 
 
Office equipment and computers      2020   2019 
      £'000   £'000 
Within one year     14   34 
One to five years     2   18 
       
       16   52 

 
27.  Share capital 
     2020   2019 
       £     £  
            
At 1 April     10   6 
Issued in the year   0  6 
Surrendered during the year     (1)   (2) 
           
At 31 March     9   10 
            

The shares provide members with the right to vote at general meetings, but do not provide any rights to 
dividends or distributions on a winding up. 

It is Mount Green’s current policy to issue shares only to Board members.  Shares are issued upon their 
appointment to the Board. 
 
 

28.  Related parties 
 
Jill Maddison has been an active Board member through 2019/20 (2019: from November 2019 to 31 March 
2019). Total rent and service charge during the period was £5,859.60 (2019 - £2,455.60) with a credit balance 
of £49.76 (2019 – credit balance of £59.52) at year end. Her tenancy was on normal commercial terms and she 
would not have been able to use her position to her advantage.  
 
There are no other related transactions to disclose. 
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29. Taxation on surplus 

 

(a) Analysis of the charge in the period   

The tax charge on the surplus for the year was as follows:  
     2020   2019 

      £'000     £'000  
  Current tax:         
  UK Corporation Tax charge for the year   75  81 
      
(b) Factors affecting tax charge for the period  2020   2019 
     £'000   £’000 
      
 Surplus before tax  633  1,011 
      
 Surplus before tax multiplied by standard rate     
 of corporation tax in the UK of 19% (2019:19%)  120  192 
      
 Effects of:     
 Surplus relating to charitable activities  (45)  (111) 
   75  81 
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