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NEW PROGRESS HOUSING ASSOCIATION           

FIVE YEAR FINANCIAL HIGHLIGHTS       Restated Restated 

for the financial years ended 31 March 2015 2014 2013 2012 2011 # 

  £000's £000's £000's £000's £000's 

Income and Expenditure Account           

Turnover 27,379  24,494  21,669  21,125  21,064  

Depreciation 2,342  2,171  1,979  1,862  1,881  

Impairment 45  111  23  59    -  

Operating Surplus 9,648  8,418  7,812  8,634  8,353  

Interest Payable (5,090) (5,056) (5,030) (4,952) (5,461) 

Surplus for year on ordinary activities  4,985  3,766  3,710  4,352  3,067  

Historical Cost Surplus for year 5,008  3,962  3,352  4,256  3,090  

            

Cash Flow         
  

Cash inflow from operating activities 11,056  10,463  9,696  12,403  11,029  
Net cash outflows from returns on investments and servicing of 
finance (4,569) (4,550) (4,385) (4,260) (5,413) 

Net cash inflow after servicing of finance 6,487  5,913  5,311  8,143  5,616  

Acquisition and construction of housing (10,899) (8,269) (7,225) (5,537) (9,663) 

Capital grants 3,373  973  472  840  6,645  

Net debt (114,637) (109,803) (106,695) (104,775) (105,960) 

            

Balance Sheet         
  

Tangible Fixed Assets 310,925  296,591  279,411  262,381  256,277  

Accumulated Depreciation 24,786  23,272  21,567  20,036  18,926  

Accumulated Social Housing Grant 34,624  31,158  30,587  29,809  28,919  

Net Tangible Fixed Assets  251,515  242,161  227,257  212,536  208,432  

Net Current Assets 2,984  6,657  8,517  7,470  7,578  

Debt due after more than one year 118,162  117,644  116,327  116,382  116,381  

Pension Liabilities recognised on balance sheet 1,903  1,454  1,824  1,566  1,430  

Revaluation reserve 119,601  119,413  111,650  99,201  99,470  

Other reserves 14,833  10,307  5,973  2,857  (1,271) 

            

Key Ratios and Indicators ##           

Operating margin 35% 34% 36% 41% 40% 

Interest cover 236% 209% 195% 212% 187% 

EBITDA 12,035  10,686  9,814  10,555  10,234  

Net surplus as a % of turnover 18% 15% 17% 21% 15% 

Gearing on a valuation basis 45% 44% 45% 48% 49% 
 

Gearing on a valuation basis is calculated using total net debt. 
# The impact of component accounting required restatement of the year ended 2011 only therefore making further prior years not directly 
comparable.  The impact of the 2011 restatement increased the surplus for the year by £1.1m. 
##  These are generic industry wide calculations that are intended to be used as an overall indicator. 
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REPORT OF THE BOARD 

 

The Board presents its report and the audited financial statements of the Association for the year ended 31 March 

2015. 

 
OPERATING AND FINANCIAL REVIEW 

 
Business Overview 

 
New Progress Housing Association (a subsidiary of Progress Housing Group Limited) provides high quality homes and 

housing management for communities across the North West. We were formed from the transfer of the entire 

housing stock of South Ribble Borough Council in 1994 and since then have grown by building and acquiring new 
stock. We now owns and/or manage around 4,600 properties across the North West including homes for rent, 

sheltered housing, supported accommodation for people experiencing homelessness, shared ownership and leasehold 
accommodation.  

 
Objectives and Strategies 

 

The vision is to have a positive impact on people and communities by providing high quality homes, supporting 
independence and creating opportunities. The 2020 Business Plan has its primary focus as the delivery of a well-

housed population with high standards of customer service. The business plan sets out a series of strategic aims and 
objectives, each of which will help to deliver service enhancements and achieve high levels of customer satisfaction 

within a financially sustainable business model. These objectives are supported by clear performance measures and 

will be delivered by a dedicated staff team. Our non-executive directors will monitor progress towards our aims and 
priorities and will undertake an annual review of the plan.  In addition, the organisation will continue to monitor 

changes in our operating environment in order to manage risk and capitalise on opportunities that fit with the Group’s 
direction.  All of the Group’s activities are underpinned by our strong belief in equality and diversity. 

 
In the current political and operating environment, we are facing a period of great change and uncertainty, which will 

bring forward both opportunities and threats.  The plan aims to minimise the threats, make the most of opportunities 

and provide for a challenging and exciting period ahead.  The plan builds on the existing strength of the organisation 
and will enable us to reach new heights in customer service.  Our thanks go to all our partners who will help us 

achieve these aims. 
 

Our 2020 Business Plan is built around six strategic aims. The first three are more outward looking and are drawn 

directly from our vision: 

 Providing more and better homes 

 Supporting individuals and communities to encourage independence 

 Creating opportunities 

 

The final three strategic aims are more inward looking and are geared towards ensuring that we have a solid 

foundation on which to build our success: 

 Working as one team 

 Developing a stronger organisation 

 Putting customers at the heart of what we do   

 

Our strategies are therefore influenced by both external and internal factors and our plan is driven by our external 

environment and our corporate objectives. The plan sets out the priorities and outcomes and there are a number of 
measures the Board will use to monitor achievement of these priorities. 
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Strategic Aim 

 

Priorities 

Providing more and better homes 

 
 

 

 To maintain and improve existing homes, delivering 

energy efficiency and homes of a high standard to 

meet customer expectations 

 To develop new high quality, well designed homes 

each year, providing homes that people want to live 

in now and in the future 

 To actively manage our asset portfolio to divest, 

remodel and improve poor performing stock to 

ensure homes continue to be fit for purpose and are 

located in sustainable neighbourhoods 

 To develop a range of products and services 

delivering surplus and cross subsidy to support the 

social purpose of the organisation 

 To deliver customer priorities and agreed service 

standards 

 

Support individuals and 

communities to support 
independence 

 

 To support customers to live as independently as 

they are able, enjoying good health and a sense of 

wellbeing throughout their lifetime 

 To reshape services that assist vulnerable and older 

people to live independently in our Independent 

Living schemes and in their own homes 

 To target support services more effectively to meet 

individual requirements and to continually improve 

and review service standards to deliver flexible 

solutions 

 To provide specialist support to people who are 

homeless or threatened with homelessness 

 To encourage more independence in our 

communities 

 

Create opportunities  To expand our Progress Futures programme to 

provide training, education and employment 

opportunities for even more of our customers, of all 

ages  

 To engage more effectively with younger people 

through our community involvement activities; 

Progress Futures; our homelessness schemes; and 

by means of the specialist support provided by Key 

Unlocking Futures 

 To support individuals, groups and partner 

organisations that work to provide opportunities for 

the communities and customers that we serve 

 

 To track, publicise and share good practice on how 
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our interventions and support have assisted 

individuals to improve life chances 

 

Working as one team  Developing new skills and knowledge 

 Driving excellence through our governance and 

leadership teams 

 Supporting, training and rewarding staff for their 

commitment and hard work 

 Working in a flexible and creative style 

 Communicating openly 

 Ensuring accountability 

 

Developing a stronger organisation  Delivering top quartile performance in key indicators, 

in particular arrears, voids, repairs, customer 

satisfaction and financial indicators 

 Building financial and corporate strength and driving 

more value for money 

 Working in partnership and delivering service 

collaborations, extending our offer through others 

 Cross subsidising products and services and 

balancing financially positive and negative schemes 

 Appraising business activities to test contribution to 

values, social significance, risk management and 

return on investment 

 Maximising the use of technology and becoming 

digital first 

 Reviewing our operational plan mechanisms 

 Reviewing the Group’s risk governance and 

management framework 

 Continuing to reduce gearing and reduce pension 

liabilities 

 

Putting customers at the heart of 

what we do   
 

 Researching current and future needs and 

expectations, underpinning decisions with market 

intelligence 

 Working to ensure that more and more customers 

are engaged in decision making 

 Ensuring that customers are increasingly engaged in 

scrutinising the effectiveness of our services 

 Tackling social exclusion by, for example, addressing 

financial and digital exclusion 

 Tackling poverty by, for example, addressing fuel 

poverty 
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Operating Review  

 
In 2014, the year saw the Group celebrate our 20 year anniversary and along with our celebrations there have been a 

number of important events during the year, across all our business activities. Underpinning our achievements we 
continued to recognise the importance of our financial strength and New Progress has continued to improve our 

financial position. We don’t make a profit, all our income is reinvested to run and improve our services.  Our annual 
surplus has grown by almost 32% to £5m which is partly due to properties transferred from another Group company. 

We have continued to invest in new and existing homes and manage our liabilities. Our complete financial picture 

showing our total investment along with financing can be seen as: 

  

The charts above show that our annual surplus is one part of our financing of our properties and other investments. 

Surpluses from our social and non-social housing activities are used to service debt and strengthen reserves, which 

enables us to have capacity to develop more homes. Reductions in grant rates over the last few years have placed 
constraints on capacity but we have continued to increase our operating cash flows and reduce our gearing levels.  

During the year as part of the Affordable Homes Programmes and Affordable Homes Guarantees Programme, New 

Progress Housing Association continued to develop affordable housing within South Ribble; Chorley; Preston and 
Craven.  This includes 103 new units of accommodation starting on site.  Throughout the year 78 units of affordable 

housing have been completed and occupied and 2 mortgage rescue properties have been acquired. The Association 
spent £10.9m on the development of properties.  With regards properties held for sale there are 4 shared ownership 

units. 

 
An important part of our vision is to focus on individuals. Progress Futures is a project established to help customers 

into education, employment or training. This is done through a person centred approach to deliver outcomes specific 
to individual needs. In total since October 2013, 213 tenants have expressed an interest to work with Progress 

Futures. This has led to many success stories and positive outcomes for tenants. This has included attendance at 
training courses, work placements within the organisation as well as with partner agencies and creation of a bursary 

scheme. We have helped 67 people through Progress Futures obtain their goals specifically relating to employment, 

training, work experience and volunteering. 

Our operational performance remained strong on most of its performance indicators. The year saw a slight reduction 
in gross and net rent arrears with performance moving from 2.61% to 2.6% of rent debit. Given the current climate of 

Welfare Reform this is a strong position to be in which has been possible through a strengthened income collection 
team and improved auto escalation processes. Over the year, staff have been working with tenants identified as under 

occupying their homes and affected by the Welfare Reforms. A total of 909 tenants have been contacted to offer 
support and assistance through the changes. It continues to work with 442 customers who remain affected by under 

occupancy. 

93% 

6% 1% 
Housing
Properties
£190m

New and
Existing Homes
£13m

Other Assets &
Investments
£1m

Assets 

3% 

68% 

20% 

9% 
Surplus for year
£5m

Debt £118m

Grants £35m

Acc Surplus
£15m

Financed By 
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Overall satisfaction with services provided by the Association identified through the STAR survey puts the organisation 
in the top quartile (89% of general needs and 98% of independent living tenants) Performance in relation to void relet 

times, saw a significant increase in relet times from an average of 36.9 days to 65 days. This is due to demand issues 

with our independent living schemes. A continuous improvement team are reviewing this position regularly and the 
independent living review meeting are considering options for the long term use of these schemes.  

Satisfaction remains high for the Antisocial Behaviour service with 96.9% of customers happy with the outcome and 

100% customers using the victim support service being satisfied. The community safety team embraced the central 
government initiative ‘Working with Troubled Families’ and contributed to meeting targets set in the South Ribble 

area. 

The control centre (which provides social alarm services to approximately 10,000 customers) achieved re-accreditation 
to “platinum standard” (the highest level possible) for all services provided under the Telecare Services Association’s 

code of practice.  The team also exceeded growth projections and now generates in excess of £1.4 million per annum 
in turnover for the Group. We have also been successful in winning a tender to deliver telecare services across 

Lancashire together with Tunstall. These services generate surpluses which help us to cross subsidise and contribute 

to our future development of new homes. During 14/15 Progress Lifeline were also successful in obtaining a further 
lifting contract with Chorley & South Ribble CCG for the assisted living service for customers in residential care setting 

in Lancashire and Lifeline clients in the South Ribble borough.   

As a registered provider, we are regulated by The Homes and Communities Agency. In February 2014 the HCA 
published its Regulatory Judgement for the Group on governance and financial viability.  The Group was successful in 

regaining G1 governance rating following action taken to improve its internal control framework and ensure it 

continues to comply with all regulatory requirements.  The Group has retained its V1 viability rating. 

Financial Performance for the Year 

 
Our financial performance for the year continues to be strong in all areas. Turnover for the year increased by £2.9m, 

or 12%.  Operating costs and cost of sales increased by £1.7m, or 10.3%. The operating surplus increased by £1.2m 
to £9.6m. The surplus on ordinary activities increased by £1.2m from £3.8m in 2014 to £5.0m in the year. 

 
Cash flow from operating activities increased by 0.6% to £11.1m mainly due to movement in working capital and 

adding back some £2.3m of depreciation, impairment and amortisation.  Funds of £0.5m were required during the 

year for the development programme, showing a net capital spend of £11.3m in the year.  
 

Net tangible fixed assets rose to £251.5m, an increase of £9.4m, or 3.9%, which reflects investment in new property.   
Net current assets at the end of the year stood at £3.0m, a reduction of £3.7m, which is mainly due to an increase in 

amounts owed to group companies. 
 

We monitor a number of key financial indicators. Four of them along with our performance trend over the last five 

years can be seen below: 
 

  

3.1 
4.4 3.7 3.8 

5.0 

2011 2012 2013 2014 2015

Surplus £m 

30% 
41% 

36% 
34% 35% 

2011 2012 2013 2014 2015

Operating Margin 
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The indicators show that our surplus is steadily growing. Loan covenant indicators including interest cover shows a 

constant and significant increase over time, with gearing reducing in line with our strategy. 

 
Our Future – 2020 Vision 

 
In line with our new 2020 vision and underlying business plan we have set out our priorities. As part of this, the 

Board is committed to spending approximately £43m to maintain and improve its existing housing stock.  In addition 
to investing in its existing housing stock, the board has also approved a new build housing programme of 353 

properties over the next 5 years which equates to a spend of £38m. In order to ensure delivery of these 

commitments our financial plans have been updated.  
 

Our latest long term financial plan shows a continuing strengthening of the financial position over time and is not 
reliant on property sales to meet our objectives. The key strategy remains to ensure it is financially strong, respond to 

economic and political change and continue to deliver quality services to customers. We have performed detailed 

stress testing on its financial plans to identify potential financial impacts from a variety of changes. This stress testing 
has pushed the long term plans to the point at which it breaks, either through solvency or liquidity problems. In 

response to this stress testing, a number of mitigating strategies have been identified and developed to ensure we 
are resilient in the case of the scenarios materialising.  

 
Delivery of the 2020 vision requires us to consider the risks it faces. Risks are recorded in the risk register which is 

reviewed quarterly and records key controls to manage each risk, who is responsible for the control and how the control 
effectiveness is monitored. Risks are analysed according to their impact and probability given the control environment. 

The main risks that may prevent us achieving our objectives are outlined below. 
 

New Progress as part of the Group regularly assesses and reports on the principal risks. Risks are recorded in the risk 
register which is reviewed quarterly and records key controls to manage each risk, who is responsible for the control and 

how the control effectiveness is monitored. Risks are analysed according to their impact and probability given the control 

environment. The main risks that may prevent us achieving our objectives are outlined below. 
 

The Group’s regulator, the HCA has identified risk categories as part of its latest review of the Sector Risk Profile. The 
Group has considered its own identified risks alongside the HCA. These include: 

 

 Operating Context 

 Assets 

 Liabilities 

 Income 

 Costs 
 

 

 
 

197% 
212% 195% 209% 

235% 

2011 2012 2013 2014 2015

Interest Cover 
30% 

48% 

45% 
44% 

45% 

2011 2012 2013 2014 2015

Gearing 
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HCA Risk 

Category 

Risk Area Detail Strategy 

Operating 

Context 

Impact of 

Government 
Policy Changes 

The government 

changes could 
have a material 

effect on Group 

cash flows. 

The Group assesses the potential impact on the organisation of 

government policy changes including welfare reform and the 
funding of new affordable homes. We continually review the 

impact of welfare reform changes on our customers and on the 

Group cash flow position. We identify and engage with 
residents at risk and our Financial Inclusion Team supports 

individual customers to manage their finances. Close working 
relationships with local authority Housing Benefit departments 

has enabled the effective exchange of information to target 

resources on those affected. Welfare reform changes in respect 
of tenants in supported living accommodation have yet to be 

finalised by the Government. Officers continually monitor 
output from the Department for Work and Pensions and are 

ready to react to any changes as they are published. Our 

financial plans take account of the potential impact of welfare 
reforms on the Group’s financial position. Provisions have been 

made within the financial plan for increases in the levels of bad 
debts although impacts remain uncertain. A welfare reform 

action plan is in place to manage all the known risks. The 
challenge we face is, further cuts to public spending are 

certain, following the election in 2015 and expenditure on 

welfare reform is inevitably to be cut further. On 8th July 2015 
the Chancellor of the Exchequer’s budget was issued. The 

budget has significant and wide reaching implications for the 
income and borrowing capacity of housing associations. These 

changes will start to impact immediately and like other housing 

associations, the Group is affected by the proposals. As a 
consequence, the Board will be undertaking a review of the 

Group’s strategic priorities, capacity and financial plans. 
 

Assets Development Long term 

financial impact of 
all developments 

With reduction in available capital grant it is essential the 

Group manages a balanced development programme. Our 
strategy ensures that over the long term our development 

programme is financially sustainable. The NPV of each new 
development is assessed to ensure our overall programme 

generates a positive NPV for the Group over the long term. This 

framework ensures we deliver our commitment to the 
affordable homes development programme. Our treasury 

management strategy and operational monitoring ensures we 
have funding and security in place to meet our development 

commitments. 

Income Loss of key 
contracts 

Loss of supporting 
people  

The Group receives external funding for supporting people 
which is at risk and our sheltered and other schemes affected. 

We are working collaboratively with commissioners and 
supporting people teams to reshape services. Our exposure to 

supporting people is limited as noted by the regulator in their 

assessment of the Group in March 2015 but we continue to 
review income and related cost base.  

Income and 

Costs 

Inflation Impact of low or 

negative inflation 

The economy is in a period of sustained low inflation with the 

possibility of deflation. As the Group’s rental income is linked to 
CPI levels we could experience a significant reduction in our 
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main source of income. In addition, we will monitor the risk of 

differential inflation where costs may rise faster than the 
underlying rate of inflation. Our highest cost pressure will be on 

our repairs and maintenance expenditure. Our long term 
financial plans have been stress tested taking into account zero 

and low levels of inflation. 

Operating 
Context 

Governance Legal and 
regulatory 

compliance 

In response to high profile cases within the sector, the 
regulator has made a number of changes to the regulatory 

standards to improve governance. The Group welcomes the 
changes and is well placed to meet the requirements. We have 

further developed and implemented a control framework for 

monitoring and reporting to board on key areas of compliance 
information (regulatory, legal and financial).   

Liabilities Pensions Manage pension 
deficits 

The Group continues to proactively manage the level of the 
liability in respect of defined benefit final salary pension 

schemes. The Group Board has previously closed the schemes 

to new membership, thus reducing the employer cost of 
pensions and as a result less than 45% of staff are now in a 

defined benefit scheme. The board has approved an updated 
pension strategy in 2015 which will continue with discretionary 

additional pension payments and review employee contribution 

rates. This is to address the decline in gilt rates, changes in 
actuarial assumptions and cost escalations which will cause 

liabilities to increase. 

Operating 
Context 

Accounting 
Standards 

FRS102 The Group will adopt a new accounting standard from 2016. 
This is a significant change for financial reporting for 

companies. The Group has considered all changes and 
modelled the impact on our financial position. The effects on 

the Group are not material and we have been engaged with 
external auditors and our Audit Committee throughout the 

process. Our main risk is how our funders will assess the 

changes on the sector as a whole and on the Group in 
particular. We are working with our funders to achieve an 

appropriate outcome. 
 

 
Treasury Management 

 
The Treasury Management function is under the direction of the Executive Director (Finance and Resources).  Advice 

is also received from the Association’s financial and corporate advisers, David Tolson Partnership who reviews the 
Group Treasury Management Policy and Strategy annually. The primary objective of the Treasury Management 

Strategy is the provision of financial resources necessary to achieve its purpose and the management of associated 

risks, financial and operational, that might threaten its ability to do so. The Treasury Management function is not a 
profit centre however it is committed to the principles of achieving value for money in Treasury Management, and to 

employing suitable performance measurement techniques, within the context of effective risk management.  
 

The interest rate management policy is to have a minimum of 50% fixed rate debt, with individual fixed rate loans 

not exceeding 20% of total borrowing obligations within each subsidiary. The Association has sufficient liquidity in 
place to meet at least the next 12 months requirements plus an additional buffer. All loan covenants have been 

complied with in the year. 
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Employee Involvement  

In July 2014, the Group has launched its new values of people-focused, forward-thinking, genuine, expert and 

collaborative which underpin the way in which we do business. Through these values, we have focused on developing 

our ‘One Team’ culture to achieve the vision.  

In July 2014, the employee survey results received a very high responsive rate of 75%, a 7% increase on the previous 

survey in 2012.  The responsive was very positive with 61 out of 69 statements improving, three remaining the same 
and five decreasing. We have used the feedback from the survey to review our approach to managing performance 

and development and have launched a revised Performance Review and Development Planning process focused 
around the values. As an Investors in People employer, this has been supported by a coaching programme for 

managers and a wide range of personal development sessions for the workforce.  

We are committed to equal opportunities and monitor and take action to right any imbalances in our policies and 
practices. As part of our commitment to being ‘Positive about Disabled People’, we guarantee to interview all 

applicants with disabilities who meet the minimum criteria for a job vacancy and to consider them on their abilities. 
Our benefits package is wide-ranging and includes everything from subsidised healthcare to an employee assistance 

programme and flexible working.  

We engage with our workforce through a range of methods including the staff forum, team meetings and regular one-
to-ones. We also hold interactive sessions at staff conferences, have a staff suggestion scheme and this year, have 

revised our team brief to make business updates more accessible to all. 

The Environment 

 

We have  an Energy Efficiency and Conservation Strategy that makes a commitment to tackling fuel poverty amongst 
its residents, improving domestic energy efficiency of properties and using renewable energy sources.  The strategy 

focuses on both people through the use of energy management, and property using a fabric first approach and 
supplementing this with renewable technologies where appropriate.  The strategy is being reviewed to introduce a 

new ‘Progress Warm Homes Standard’ for new homes and a programme of refurbishment to achieve the 
government’s ‘2050 Pathway’ of reducing carbon emissions of our homes by 80% in 2050 compared with 1990.  

Community Involvement 

 

Key Achievements 
 

Community Engagement figures continued to grow this year along with levels of satisfaction. The team have worked 
hard to bring together involvement activities for New Progress Housing and New Fylde Housing and now operate as 

one team with all meetings and forums being held as joint meetings. This has allowed for greater engagement from 
customers as it has increased the number of meetings and involvement opportunities.  

 

The team delivered another successful tenant conference this year with over 200 customers in attendance. Customers 
had the opportunity to take part in consultative workshops that allowed them to shape the services that are delivered 

to them whilst learning new skills.  
 

The team have participated in a number of community events including the Leyland Festival and Penwortham Gala.  

These events enable the team to engage with a larger customer base and promote the Group to thousands of people 
at each event. The Community Development Workers have been working with different communities across the Group 

to maximise engagement with customers and have carried out some excellent joint working with the independent 
living and financial inclusion team.  

 
There has been a focus this year on health and wellbeing and the team have been responsible for the delivery of a 

number of sessions which offer customers the chance to improve their wellbeing. One part of this has been the 

continuation of the “Digital Futures” campaign that has offered customer’s invaluable opportunities to learn digital 
skills. In providing training courses and themed events the scheme has assisted a number of customers to get online 
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and access services they need. This has included the continuation of our “Digital Champions” who work on a one-to-
one basis with customers to deliver tailored training dependent on their own needs and requirements. The champions 

have continued to grow their role by undertaking training in welfare reform and energy efficiency to allow them to 

assist customers further and provide a joined up approach to supporting rent collection and financial wellbeing. 
 

The Youth Forum has continued to grow with members now representing communities from across the Group. The 
young people are working well together to look at specific problems within their own communities and are 

instrumental in shaping the work of the forum. They have been proactive in promoting the forum in order to recruit 
new members and they have undertaken a number of different training courses to help them progress their role as a 

youth forum member and their own career aspirations. In addition, the youth groups operating in Penwortham and 

Lower Lane continued to offer a successful engagement tool on a weekly basis.   
 

The Scrutiny Pool has completed twelve months of operation and as a team they have worked well to look at different 
service areas and select those most important to them to scrutinise. To date they have completed four service area 

reviews and made 30 recommendations, all of which have been actioned and the reviews signed off as complete.  

 
 Community Investment Fund 

 
The Group’s Community Investment Panel makes awards to community groups and other organisations providing 

support and assistance to tenants. During the year a total of six projects ( 3 New Fylde, 2 New Progress and 1 joint 

New Fylde and New Progress) have been supported through the Panel. Examples of projects supported over the last 
year include: 

 
 Community events at Saltcotes and Lower Lane communities which allowed Group staff to 

consult with local residents about how they would like to see the community centres used. These 

events have directed the work of the team in this area and allowed us to shape the services 
being delivered to maximise engagement. 

 

 Funding to Burneside Cricket Club to support the purchase of new equipment. 

 
 Funding to a parent and teachers association at a local school for a face-painting training course. 

This will allow them to deliver this service for themselves at school events and will benefit Group 

residents too. The Group agreed that once they have this skill they will help out at a local 
community association and Group events to provide cost savings and deliver real value for money 

from the course.   

 
 £9,950 was allocated to a joint project titled ‘Be Healthy, Be Happy’ that looked to increase the 

health and wellbeing of Group customers. Sessions offered a variety of health related themes and 

included exercise, diet and relaxation techniques to try maximise the options available to 
customers to increase their wellbeing. A great deal of joint working has been done throughout 

this project with various teams within the Group as well as with local partner agencies.  
 

 

Value for Money (VFM)  

 
Value for Money (VFM) underpins the delivery of the Group’s vision and aims. VFM is important to the Board as we 
want to ensure we are able to achieve our priorities year on year in order to maintain our existing properties, manage 

our liabilities, improve our operating cash flows, protect services to customers and continue our development 

programme. VFM is also about achieving excellent quality services to the satisfaction of our tenants and customers. 
These factors drive our ability to improve organisational strength, deliver our business strategy, understand our 

financial position and inform our customers.  
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VFM is the term used to assess whether or not an organisation has obtained the maximum benefit from the goods and 
services it acquires and/ or provides, within the resources available to it. It not only measures the cost of goods and 

services, but also takes account of the mix of quality, cost, suitability and timeliness to judge whether or not, when 

taken together, they constitute good value. The Group also considers internal business efficiency important through 
resource allocation driven from business process reviews. Our VFM strategy helps to inform decisions about our VFM 

priorities and we annually align our VFM targets to our business plan. 

  
The Board and Senior Management Team have overall responsibility for the delivery of VFM activities within the 

Group. 
 

The Board delivers their responsibilities through the following approach: 
 Review and approve the annual strategy 

 Review progress of VFM objectives through monitoring progress against business plan objectives 

 Considering VFM within relevant board reports, including financial,  performance monitoring and 

benchmarking information 

 Review and approve the annual VFM self-assessment 

 Review and approve the long term financial plan with particular focus on annual efficiency targets included 

within the plans 

 Review the long term efficiency of our assets as part of our asset management strategy to understand the 

financial, social and environmental returns we can deliver 
 

The Senior Management Team delivers their responsibilities through: 
 Setting the strategic objectives within the business plan 

 Implementation of the annual VFM operational actions 

 
Operational managers also coordinate their VFM actions into service cost reviews for their own areas to understand 
cost drivers along with satisfaction indicators, with a plan for future outcomes.  

 

The Group’s VFM self-assessment with detail on operational and financial performance results and the revised VFM 
strategy can be found on the website: 
 
www.progressgroup.org.uk 

 
Our VFM successes in 2014/15 
 

The Board’s overall assessment for the Group is that we have successfully delivered against our value for money 
targets during the year. The self-assessment sets out in detail these achievements and progression against our 

targets. Our headlines are: 

 
 Overall efficiencies generated through cost savings, resource improvements or operating cost impact of over 

£700k. Our operational cost target reduction was £400k.  

 Early repayment of two small loan facilities totalling £4.4m increasing the Group’s flexibility and capacity. 

 Achievement of HCA commitment to deliver 205 new homes under the 2011-15 programme, utilising over 

£4m grant income. We started on site with developments funded through the HCA Affordable Homes 
Guarantees Programme (AHGP) for 100 units. We successfully secured £2.1m from the HCA 2015-2018 

Affordable Homes Programme, for the delivery of 83 new homes in key areas of need in Lancashire by March 

2017. 
 £16m spent on new homes in the year including on target delivery of the AHP programmes. 

 Over £18m invested on maintaining our existing homes. 

 Generation of over £11m surplus which we have invested in existing and new homes and services to 

customers.  

 Below inflationary increase in management cost per unit. 
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 A continuing programme of major change within the organisation, (known as Progress Forward), aiming to 

deliver service improvements, generate further efficiencies and deliver improved value for money. 
 Further consolidation of our tenant scrutiny arrangements. 

 The implementation of a new active asset management framework. 

 Further development of our service costing framework, linking the findings to our future service development 

plans. 

 For the first time, presented a summary of social value generated in the form of a social audit report. 

 The update of our financial plans to continue to invest around £90m to deliver 930 new homes over the next 

five years. 

 
 

Summary Performance Indicators 
 

The table below shows some of our main performance indicators and how we have performed against our own 
targets, our trend to 2015 and how we benchmarked for 2014: 

 

Indicator Performance against 
Target 2015 

Trend to 2015 Benchmark for 2014 

Current Arrears On target Static Better than peers 

Voids Below target Declining Same as peers 

Rent Collection Above target Improving Better than peers 

Responsive Repairs on 

Time 

Above target Static Better than peers 

Re-let Times Below target Declining Worse than peers 

 

This shows we are performing well for arrears, rent collection and responsive repairs but void and re-let time 

performance for our own measures need to improve. 
 

Notably we have updated our annual VFM strategy which has been approved by the Board. We have set out our key 
themes for the next three years, closely aligned with our strategic 2020 business plan priorities. Our focus areas are: 

 Asset Management 

 Service Costing and Benchmarking 
 Performance Management and Scrutiny 

 Social Value and Community Investment 
 Efficiencies 

 
Asset Management 

 

During the year we prepared a new asset management strategy agreed by board just after the end of the year. As 
part of this strategy we carried out a return on assets review and summary findings are detailed below. 

 
The evaluation of the financial and social performance of the Group’s general needs and independent living stock 

presents a generally positive picture. The assessment of financial performance shows an above average 30 year NPV 

per unit compared with North West regional averages. There are no property groups with a negative NPV over 30 
years, although there a small number of individual properties with a negative NPV. 

 
Our analysis indicates this is due to our conventionally constructed and well maintained stock, lower than average 

maintenance costs, higher than regional average rents and the fact that we have operated an ongoing strategy for 

identifying and dealing with poorly performing stock. This programme of detailed options appraisals for properties has 
resulted in disposal of non-traditionally constructed stock, the conversion of bedsits into larger properties, the de-

commissioning and demolition an unpopular independent living scheme and the demolition and re-development of 
structurally unsound properties that required major investment. 
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Properties with the lowest NPV’s have undergone a review to identify priority for options appraisal. The review process 
has confirmed that the majority of these properties are independent living schemes which are already part on a rolling 

programme of options appraisals. No social housing properties have been identified whose current market values are 

so high compared with their existing use, such that increased supply can be increased by disposal and reinvestment of 
proceeds. 

 
A similar evaluation of supported housing stock is nearing completion; the results will be assessed in the same way as 

the general needs and independent living stock and will be compared to the results of our long standing approach to 
assessing performance of this business stream. 

The intention is to refine the financial evaluation model further. This information will continue to inform the next 

stages of asset management strategy. 
The sector compares performance on asset management with two main indicators as tabled below: 

 

Indicator 2015 2014 2013 Sector 2014 

Return on Assets 2.3% 2.7% 2.0% 2.7% 

Return on Capital 6.8% 7.6% 6.3% 5.7% 

 
This shows an upward trend for return on assets as our net operating surplus has increased alongside loan 

repayments. This indicator is however slightly below the sector average. Return on capital is consistently above the 

sector average but a slight reduction on last year. This is due to increased depreciation and maintenance costs. 
 

Service Costing and Benchmarking 

 

We have a good understanding of the costs of each of our core services and have developed a robust service cost 

framework linked to the Group’s statutory accounts classifications and external benchmarking to analyse our costs in 
specific areas. We also have benchmarked our costs externally and we understand how we compare both overall and 

at service level areas.  
 

We have specifically compared our performance through a range of mechanisms. These include: the Baker Tilly 

Benchmarking Club, Housemark, HCA Global Accounts and our external auditors. An important indicator is 
management cost per unit. Our comparisons for 2014 data have shown that we have remained static on our 

management cost per unit (2014: £985, 2013: £985) whilst the sector has increased by 13% from £876 to £990.  
 

The new service cost framework analysis reviewed the average management cost per unit of £1,012, and was further 

sub-analysed between our supported living activities at £1,174 per unit and other activities which include general 
needs and independent living at £933 per unit. There is a service delivery model review underway for the supported 

living activities as this is above average. This showed that general needs and independent living are lower than the 
sector average at £990. The service cost framework analysis by corporate and operational service areas showed IT, 

Finance, Lettings, Arrears and ASB as the higher cost areas. Despite the targeted investment in our Information 
Technology services our management cost per unit has only increased by 2% to £1,012 in 2015. We have invested 

extensively in technology on a business case basis to improve our services to customers and staff, and to delivery 

better VFM.  As a consequence our future management cost per unit within our long term plans shows a slight 
decrease. 

 
With regard to repairs and maintenance, PDA Asset Management Ltd was commissioned to undertake a detailed 

benchmarking exercise to compare the costs of NPHA and NFH against a basket of works for similar 

organisations.  The following categories were benchmarked for the financial year; Major Repairs (Kitchen and Central 
Heating replacements), Gas Servicing, Voids and Responsive Repairs. The results indicated that in summary the 

services were providing good value for money compared with the benchmarked data.  A similar exercise will be 
undertaken on the expenditure for 2015/16 and will complement other benchmarking of repairs and maintenance 

service. 
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Performance Management and Scrutiny 

 

Our comprehensive performance management framework has been reviewed this year, led by non-executives, which 

has updated and strengthened our balanced scorecard methodology. We have also reviewed our customer service 
standards during the year and completed the process of assessing our customer service priorities. Using this as a 

foundation, we have clearly identified the performance level we wish to achieve, its likely cost and how we will achieve 
it. 

 

An annual benchmarking statement has been included within the reporting structure; the statement compares the 
Group aims and objectives to suitable comparators from appropriate sources.   The introduction of the statement 

allows a clear picture to be presented to the Board which closely links to the Group’s aims and objectives, presenting a 
holistic view of successes and areas for improvement.  All indicators included have been linked to the corporate aims 

and objectives and the regulatory standards and benchmarking source has been identified.  Each year the assurance 

measures and indicators are reviewed and agreed by board for transparency and to allow changes or new areas to be 
incorporated.  These comprehensive arrangements for assessing regulatory compliance at non-executive level also 

include assessment of the revised standards from 2015. 
 

We have embedded our new Scrutiny Pool arrangements. Our Scrutiny Pool undertakes specific service reviews to 
understand the customer experience with a focus on improving customer satisfaction and is working to strengthen its 

assessment of VFM issues. Reviews were carried in a number of areas including repairs, anti-social behaviour and 

allocations. The findings of these reviews are reported to customers through the Scrutiny Pool meetings which are 
open to all customers, on the website and highlighted in StreetTalk. Likewise, all of our mystery shopping reports and 

information can also be viewed on the website.  
 

Social Value and Community Investment 

 
To us social value is the collective benefit for a community (or for society as a whole) arising from a particular action 

or activity. We seek to maximise the social value to be derived from all our activities. We have completed an audit of 
social value for the last financial year. This “social audit” is the first report produced in this format and will be further 

developed in partnership with our external advisors and customers over the coming year. The audit makes some use 

of the Wellbeing Valuation approach as designed by HACT, along with other reporting techniques.  
 

Since its creation, the Community Investment Fund has supported 67 projects.  To date, £807k has either been spent 
or committed which leaves £692k to be allocated.  Of the 67 projects supported, 35 have come from an external 

source and 32 have been generated internally. 
 

Efficiencies 

 
Overall efficiencies generated through cost savings, resource improvements or operating cost impact of over £700k. 

Our operational cost target reduction was £400k. Our detailed efficiencies can be seen in our full VFM self- assessment 
which support our strategic objectives underpinned by the VFM strategy. 

 

In addition, we have achieved some efficiencies in the new financial year and are on track to achieve our target within 
our long term financial plans over c£250k for 2015/16. 

 
Board Assurance on Compliance with the Regulatory Standard 

 
The Board has gained assurance during the year through: 

 

 Review and approval of the updated VFM strategy 

 Review of an ‘in-year’ progress report against the 2015 VFM targets  

 An update on the development of the Group’s active asset management strategy 

 Review and approval of the Group’s approach on service costing 
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 Understanding of the overall financial and operational performance of the Group 

 Development of the performance monitoring framework 

 Approval of the long term financial plans with inclusion of efficiency savings and detailed stress testing 

analysis 
 

VFM Self-Assessment Summary 

 
The assessment of the Board is that the Group is compliant with the HCA’s regulatory standard for VFM. The detailed 

self-assessment demonstrates achievements of the actions identified within the 13/14 self-assessment and has clear 
forward looking targets, aligned to our corporate vision for the period to 2020. The progression of development in the 

key areas for Asset Management, Service Costs and Benchmarking provides continued assurance to the Board. The 
Group recognises the requirement for continuous improvement in the focus areas identified in the VFM strategy. 

 

In line with the Group being a transparent organisation to our customers, the full detailed self-assessment is available 
on the website.  

 
Risk Management 

 

Risk Management is embedded throughout the Group with each department in the organisation participating in a risk 
management process, which includes: 

 
 The operation of Risk Maps and Risk Reports 

 The Group Audit and Risk Committee act in a risk management role on behalf of the Group and its 

subsidiaries 

 Internal Audit carrying out a review of the corporate risk management processes 

 Control checks for compliance that are regularly reviewed to ensure the Group adopts best practice. 

 
Corporate Governance 

 

The Group has adopted the National Housing Federation’s Code of Governance with its most recent publication being 
2015 and seeks at all times to comply with this and with best practice with regards to corporate governance. 

Compliance is reviewed on an annual basis with the outcome of the review being reported to the Group’s 
Remuneration and Governance Committee.   

 

The adoption of and reporting of any variation from the adopted code is part of the regulator’s regulatory 
requirements. This statement is therefore part of the Group’s regulatory compliance and is presented on a “comply or 

explain” basis.  Following the annual review of compliance in 2015 an action plan has been approved by the 
Remuneration and Governance Committee to ensure that the Group fully complies with the new code.   

 
 

 

 
Code Element Group Position 

D7 Where the organisation’s constitution 

provides for one or more board members 
to be nominated or directly elected, the 

organisation must ensure that those 

coming forward bring skills and experience 
that meet the needs of the board, and that 

they are fully aware in advance of the 
responsibilities that they will undertake. 

New board members must not be 
appointed without undergoing a due 

Two of the Groups subsidiaries New 

Progress and New Fylde have nominations 
from their transfer local authorities. The 

Group will be seeking a formal 

arrangement with each authority to select 
a nominee with the appropriate skills 

requirements for nomination at the AGM in 
September 2015. 
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selection and assessment process to 

establish their suitability.  
 

F8 The voting members of the committee 
responsible for audit must not include the 

chair of the board or any executives.  

 

The Group Chair is currently a voting 
member on the Audit Committee. From the 

AGM in September it is the intention that 

the Group Chair will stand down from this 
role. 

 

 
 

 
Following the implementation of these actions the group will be fully compliant with the NHF Code. 

 
Governance Structure 

 

The Board of Progress Housing Group sets the strategic direction for the Group as a whole through the preparation 
and monitoring of the Group’s business plan and through a series of corporate policies. The framework of control set 

out in the Intra Group Agreement, Standing Orders (including Scheme of Delegation), Financial Regulations and the 
Group’s Code of Governance provides the structure of governance within the group. The Group Board oversees the 

Group-wide governance, risk management, funding and treasury management matters. 

  
Key Unlocking Futures Limited is a Charity which operates under a different grouping deed to the other registered 

providers within the group to provide a separation between the social housing and non-social housing activities within 
the Group.  

 

The Group and Subsidiary companies have established a number of standing committees to undertake work on behalf 
of the Group members. Each committee has its own terms of reference as set out within the Group’s Standing Orders. 

The composition of each of the committees and a brief résumé of their role is set out below.  
 

The standing committees of the Group consist of: 
 

Group Audit and Risk Committee 

 
Comprising up to six Non-Executive Directors, one of whom is independent of any other Board, the committee has 

responsibility for: the oversight of the internal audit programme; recommending the appointment of the external 
auditors; approving accounting policies and approving the risk control framework.  The Group Audit and Risk 

Committee acts in a risk management role on behalf of the Group and its subsidiaries. 

 
Group Remuneration & Governance Committee 

 
The committee comprises up to six Non-Executive Directors and is responsible for setting remuneration policy for staff 

and Non-Executives, together with overseeing all other Human Resource policies.  In addition, the committee oversees 
the appraisal of the Chief Executive, and recommends to the Group Board the CEO remuneration package for the their 

approval.  The committee also acts as the Nominations Committee for the Group making recommendations to the 

AGMs for appointments to the boards across the Group.  
 

Directors 
 

The names of the non-executive directors who have served during the year are shown on Page 2 and the Board would 

like to thank them all for their support and continued interest in the work of the Group. 
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Internal Controls Assurance 
 

Compliance Statement 
 
The Board has overall responsibility for establishing and maintaining the whole system of internal control and for 

reviewing its effectiveness. This applies for all subsidiaries within the Group. 

 
The Board recognises that no system of internal control can provide absolute assurance or eliminate all risk. The 

system of internal control is designed to manage risk and provide reasonable assurance that key business objectives 
and expected outcomes will be achieved. It also exists to give reasonable assurance about the preparation and 

reliability of financial and operational information and the safeguarding of the Group’s assets and interests. The 

system of internal control can provide only reasonable and not absolute assurance that assets are safeguarded, that 
transactions are authorised and properly recorded, and that material errors or irregularities are either prevented or 

would be detected within a timely period.  
 

In meeting its responsibilities, the Board has adopted a risk-based approach to internal controls, which are embedded 
within the normal management and governance process. This approach includes the regular evaluation of the nature 

and extent of risks to which the Group is exposed and is consistent with best practice. 

 
The processes adopted by the Board in reviewing the effectiveness of the system of internal control, together with 

some of the key elements of the control framework include: 
 
Identification and evaluation of key risks 

 
Management responsibility has been clearly defined for the identification, evaluation and control of significant risks. 

There is a formal and on-going process of management review in each area of the Group’s activities. This process is 
co-ordinated through a regular monitoring framework and reported to the Group Audit and Risk Committee.  The 

Executive Team regularly considers reports on significant risks facing the Group and is responsible for reporting to the 
Board any significant changes affecting key risks. 

 

Internal and external audit functions 
 

The Internal Audit function is resourced in-house and reports directly to the Executive Director (Finance & Resources) 
although mechanisms are in place to ensure that the Head of Internal Audit remains independent. The annual Internal 

Audit programme, which is approved (and reviewed each quarter) by Audit Committee, is linked to the risk 

identification process. Departmental risk maps are used as a reference point for internal audit work and all audit 
reports are reviewed by Audit Committee. 

Internal Audit endeavour to ensure that all audit work is in with compliance with the International Standards for 
Professional Practice of Internal Auditing. 

 

The external auditors have been in regular contact with the Group, including attendance at Audit Committee meetings 
and liaison with internal auditor. Non-audit work undertaken by the external auditors is limited and therefore it is 

considered that audit independence is not compromised. Where appropriate, specific specialist audits have been 
outsourced. 

 
Financial Statements Disclosures 

 

The Audit Committee has received regular reports during the year with regard to any proposed significant changes to 
accounting policies and estimates affecting the accounts. These reports include, proposed and actual changes to the 

Statement of Recommended Practice and the Accounting Direction for Housing Association Registered Providers, 
exposure draft IAS 17 (Leases) and the introduction of IFRS based standard to replace existing UK GAAP have been 

reported (FRS102). 
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Monitoring and corrective action 
 
The process of control self-assessment and regular management reporting on control issues provides hierarchical 

assurance to successive levels of management, the Audit Committee and to the Board. This includes a rigorous 
procedure for ensuring that corrective action is taken in relation to any significant control issues, particularly those 

with a material impact on the financial statements. 
 
Control environment and control procedures 
 
The Board retains responsibility for a defined range of issues covering strategic, operational, financial and compliance 

issues including Treasury strategy and new investment projects. The Board has adopted and disseminated to all 
employees, the Group’s Code of Governance. This sets out the Group’s policies with regard to the quality, integrity 

and ethics of its employees. It is supported by a framework of policies and procedures with which employees must 
comply.  

 

These cover issues such as delegated authority, segregation of duties, accounting, treasury management, health and 
safety, data and asset protection and fraud detection and prevention. A comprehensive Non-Executive Director self-

assessment and training programme has been developed to ensure that Non-Executive Director remain professionally 
updated and are equipped with the skills to meet the needs of the business. 

 

It is inherently recognised that the Group does not tolerate fraud and action is taken to reduce the risk of fraud 
through systems of internal control. The fraud policy and response plan and whistleblowing (raising concerns at work) 

policy are incorporated within the Governance framework. 
 

The Group continued to retain its external accreditations providing external assurance regarding the effectiveness of 
the Group’s systems and procedures. 

 

Information and financial reporting systems 
 
Financial reporting procedures include detailed budgets for the year ahead and forecasts for subsequent years. These 
are reviewed and approved by the Board. The Board reviews the management accounts each quarter which highlight 

and explain any significant budget variances. The Board also regularly reviews key performance indicators to assess 

progress towards the achievement of key business objectives, targets and outcomes. 
 

The internal control framework and the risk management process are subject to regular review by Internal Audit who 
is responsible for providing independent assurance to the Board via the Audit Committee. The Audit Committee 

considers internal control and risks at each of its meetings during the year. 
 

All significant new initiatives, major commitments and investment projects are subject to formal review and 

authorisation, through the Funding Appraisal Team (FAT), and require Board approval. 
 

The Board confirms that there is an on-going process for identifying, evaluating and managing significant risks faced 
by the Group. This process has been in place throughout the year under review and is regularly reviewed by the 

Board. The Board has conducted its annual review of the effectiveness of the systems of internal control and has 

taken account of any changes needed to maintain the effectiveness of the risk management framework and the 
control process. It can confirm that, there have been no significant weaknesses in controls resulting in material losses, 

contingencies or uncertainties, which would have required disclosure in the financial statements. 
 

Donations 

 
The Association made £400 of charitable donations during the year (2014: £13,400).  
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Going Concern 
 

After making appropriate enquiries and considering the impact of new developments and activities, including the 

adverse impact arising from the Governments’ Budget on 8th July 2015, the Board considers the Group is well placed 
to manage the challenges and business risks ahead. 

 
Statement of Compliance 

This operating review has been prepared in accordance with Reporting Statement on the Operating and Finance 
Review. 

Statement of Disclosure to the Auditors 
        
At the time of approval of this report: 

a)  so far as the Non Executive Directors are aware, there is no relevant audit information of which the Association's 
auditor is unaware, and    

b)  the Non Executive Directors have taken all steps that they ought to have taken as Non Executive Directors in 

order to make themselves aware of any relevant audit information and to establish that the Association's auditor is 
aware of that information.   

Auditors 

KPMG LLP have expressed their willingness to continue in office, accordingly a resolution is to be proposed at the 
Annual General Meeting for their re-appointment. 

 

Annual General Meeting 

 
The next Annual General meeting will be held at Sumner House, Leyland, Lancashire on 7th September 2015. 

 

 

 
Secretary 

3 August 2015 
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STATEMENT OF BOARD’S RESPONSIBILITIES 
 

 

Statement of Board’s responsibilities in respect of the Board’s report and the financial statements   

The Board is responsible for preparing the Board’s Report and the financial statements in accordance with applicable 

law and regulations.   

Co-operative and Community Benefit Society law requires the Board to prepare financial statements for each 

financial year. Under those regulations the Board have elected to prepare the financial statements in accordance 

with UK Accounting Standards.   

The financial statements are required by law to give a true and fair view of the state of affairs of the association and 

of its income and expenditure for that period.   

In preparing these financial statements, the Board is required to:   

 select suitable accounting policies and then apply them consistently;   

 make judgements and estimates that are reasonable and prudent;   

 state whether applicable UK Accounting Standards and the Statement of Recommended Practice have been 

followed, subject to any material departures disclosed and explained in the financial statements; and   

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

The Board is responsible for keeping proper books of account that disclose with reasonable accuracy at any time the 

financial position of the association and enable them to ensure that its 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 2012. The Board has general responsibility for taking 
such steps as are reasonably open to it to safeguard the assets of the association and to prevent and detect fraud 

and other irregularities.   

The Board is responsible for the maintenance and integrity of the corporate and financial information included on the 
association’s website.  Legislation in the UK governing the preparation and dissemination of financial statements may 

differ from legislation in other jurisdictions. 

 

 
 
 
 
 
 
 
 
 
 
Board Member 
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REPORT OF THE INDEPENDENT AUDITOR 
 

 
Independent auditor’s report to New Progress Housing Association Limited 

We have audited the financial statements of New Progress Housing Association Limited for the year ended 31 March 
2015 set out on pages 26 to 45. The financial reporting framework that has been applied in their preparation is 

applicable law and UK Accounting Standards (UK Generally Accepted Accounting Practice).   

This report is made solely to the Association, in accordance with section 128 of the Housing and Regeneration Act 
2008 and 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 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, as a body, for our audit work, for this report, or for the opinions we have 
formed.   

 

 
Respective responsibilities of the Board and auditor   

As more fully explained in the Statement of Board’s Responsibilities set out on page 23 the association’s Board is 
responsible for the preparation of financial statements which give a true and fair view.  Our responsibility is to audit, 

and express an opinion on, the financial statements in accordance with applicable law and International Standards 
on Auditing (UK and Ireland).  Those standards require us to comply with the Auditing Practices Board’s Ethical 

Standards for Auditors. 

 

 
Scope of the audit of the financial statements   

A description of the scope of an audit of financial statements is provided on the Financial Reporting Council’s website 

at www.frc.org.uk/auditscopeukprivate.  

 

 

Opinion on financial statements 

In our opinion the financial statements:   

 give a true and fair view, in accordance with UK Generally Accepted Accounting Practice, of the state of affairs 

of the association as at 31 March 2015 and of its income and expenditure for the year then ended;    

 comply with the requirements of the Co-operative and Community Benefit Societies Act 2014; and  

 have been properly prepared in accordance with the Housing and Regeneration Act 2008 and the Accounting 

Direction for Private Registered Providers of Social Housing 2012.   
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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: 

 
 the association has not kept proper books of account; or 

 the association has not maintained a satisfactory system of control over transactions; or 

 the financial statements are not in agreement with the association’s books of account; or 

 we have not received all the information and explanations we need for our audit. 

 

 

 

 

 

 

 

 

Hywel Jones  

for and on behalf of KPMG LLP, Statutory Auditor   

Chartered Accountants  

1 St Peter’s Square  

Manchester 

M2 3AE 

Date : 
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Income and Expenditure Account 

For The Year Ended 31 March 2015

Notes 2015 2014

£'000 £'000

Turnover 2 27,379 24,494

Operating costs 2 (17,485) (16,043)

Cost of Sales 2 (246) (33)

Operating surplus 5 9,648 8,418

Deficit on disposal of fixed assets 6 (166) (170)

Interest receivable 7 593 574

Interest payable and similar charges 8 (5,090) (5,056)

Surplus for the year before and after tax 4,985 3,766

Statement of Historical Cost Surpluses

For The Year Ended 31 March 2015

2015 2014

£'000 £'000

Reported surplus on ordinary activities before and 

after taxation 4,985 3,766

Realisation of property revaluation reserve on 

disposals 23 196

Historical cost surplus on ordinary activities 

before and after taxation 5,008 3,962

Statement of Total Recognised Surpluses

For The Year Ended 31 March 2015

Notes 2015 2014

£'000 £'000

Surplus for the year before and after tax 4,985 3,766

Unrealised gain on revaluation 19 211 7,959

Actuarial gain / (loss) on defined benefit pension 

schemes 19/27 (482) 372

Total surpluses recognised since last annual

report 4,714 12,097

The notes on pages 29 to 45 form an integral part of the financial statements.

The Association is charitable and exempt from corporation taxation under the provisions of S505 

ICTA 1988.
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Balance Sheet

As at 31 March 2015

Notes 2015 2014

£'000 £'000

Tangible Fixed Assets

Housing properties at valuation/cost 9 285,095 272,290

Social housing and other capital grants 9 (34,624) (31,158)

250,471 241,132

Other tangible fixed assets 10 1,045 1,029

251,516 242,161

Current Assets

Stock of housing properties for sale 11 172 330

Debtors - due within one year 12 2,885 2,010

Debtors - due after one year 12 7,828 7,831

Investments 13 154 207

Cash at bank 441 301

11,480 10,679

Less Creditors

Amounts falling due within one year 14 (8,497) (4,022)

Net current assets 2,983 6,657

Total assets less current liabilities 254,499 248,818

Creditors

Amounts falling due after more than one year 17 118,162 117,644

Pension liability 27 1,903 1,454

Capital and reserves

Non equity share capital 18   -   - 

Revaluation reserves 19 119,601 119,413

Revenue reserves 19 14,833 10,307

254,499 248,818

The notes on pages 29 to 45 form an integral part of the financial statements.

The financial statements on pages 26 to 45 were approved by the Board of Management on

3rd August 2015 and were signed on its behalf by:

                                Board Member                                 Board Member    

E. Hughes                   Secretary
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Cash Flow Statement

For The Year Ended 31 March 2015

Notes 2015 2014

£'000 £'000 £'000 £'000

Net cash inflow from operating activities 11,057 10,463

Returns on investments and servicing 24 (4,569) (4,550)

of finance

Capital expenditure

Acquisition and construction of housing properties (10,900) (8,269)

Acquisition of housing property components (2,270) (2,379)

Social housing grant received 3,373 973

Purchase of housing properties from other related companies (2,005) (86)

Purchase of other fixed assets (110) (104)

Proceeds of sales of housing properties 609 969

(11,303) (8,896)

Net cash (outflow)/inflow before management

of liquid resources and financing (4,815) (2,983)

Management of liquid resources

Cash withdrawn/(placed in) from short term deposits 53 1,369

53 1,369

Financing 24 4,902 1,694

Increase in cash 140 80

Reconciliation of operating surpluses to net

cash inflow from operating activities

Operating surplus 9,648 8,418

Movement in Stock 158 (27)

Depreciation charges 2,342 2,171

Impairment charges 45 111

Grant amortisation (14) (14)

Difference between pension charge and cash contributions (10) (8)

Cash (out) flow from (increase) in debtors (789) (704)

Cash out flow from decrease in creditors (323) 516

Net cash inflow from operating activities 11,057 10,463

Reconciliation of net cash flow to

movement in net debt

Increase in cash 140 80

(Decrease) in liquid resources (53) (1,369)

Change in loans (4,900) (1,500)

Issue costs   - (192)

Change in net debt resulting from cash flows (4,813) (2,981)

Amortisation of issue costs 24 (19) (125)

Change in finance leases (2) (2)

(21) (127)

Change in net debt (4,834) (3,108)

Net debt at 1 April (109,803) (106,695)

Net debt at 31 March 24 (114,637) (109,803)
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NEW PROGRESS HOUSING ASSOCIATION LIMTED 
 
NOTES TO THE FINANCIAL STATEMENTS 
FOR THE YEAR ENDED 31 MARCH 2015 
 

  

 
1.    ACCOUNTING POLICIES 

 

New Progress Housing Association Limited is incorporated under the Co-operative and 
Community Benefit Societies Act 2014 and is registered with the Homes and Communities Agency 

as a Registered Provider. 
 

(1) Basis of Accounting 
 

The financial statements of the Association are prepared in accordance with applicable financial 

reporting standards in the UK and the Statement of Recommended Practice for Registered Social 
Landlords (SORP) issued in 1999 and updated in 2010, and comply with The Accounting Direction 

for Social Housing in England April 2012. The Association has not early adopted the Housing 
SORP 2014 and compliance will come into effect from 1st April 2015. 

 

The financial statements are prepared on a revaluation basis for complete housing properties 
only.  

 
Other accounting policies have been consistently applied from the prior year and throughout the 

Group. A summary of the more important accounting policies, which have been applied 

consistently, is set out below. 
 

The Association believes it has adequate resources to manage its business risks successfully and 
maintain a programme of capital investment. The Report of the Board details the Group’s 

objectives, policies and processes for managing its financial risks. Therefore the going concern 
basis of accounting has been adopted in the preparing the financial statements. 

 

(2) Turnover 
 

Turnover comprises: 
 

 Rental income receivable from tenants and leaseholders in the year; 

 

 Income from other services supplied in the year excluding VAT; 

 
 Income receivable from charges made to fellow Group subsidiaries under Service Level 

Agreements. 

 
 Income from sales of housing properties. 

 

 
(3) Housing Properties 

 

Completed housing properties are stated at valuation on the basis of existing use for social 
housing (“EUV-SH”) or existing use for social housing with sales (“EUV-SH with sales”). For a 

number of properties, the historic cost less depreciation of the property exceeds the valuation 
(being EUV-SH or EUV-SH with sales), thus creating a negative revaluation reserve. For such 

properties impairment testing will be performed.   
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NOTES TO THE FINANCIAL STATEMENTS 
FOR THE YEAR ENDED 31 MARCH 2015 
 

  

 
Staff flats are held at historic net book value as these units do not generate any rental cash 

flows. 

 
Completed housing properties have been split between their land and structure costs and a 

specific set of major components that require periodic replacement. 
 

Refurbishment or replacement of such a component is capitalised and then depreciated on a 
straight line basis over the estimated useful economic life of the component at the following 

rates: 

 
Structure  80 years  

Kitchen   10-15 years  
Bathrooms  15-30 years  

Boilers     15 years 

Heating system    30 years 
Windows & doors  30 years 

Lifts     25 years 
Photo Voltaic Installations 25 years 

 

Freehold land is not depreciated. 
 

Housing properties in the course of construction are stated at cost less Social Housing Grant 
(“SHG”) and are transferred to housing properties held for letting when completed. Development 

costs which arise directly from the construction or acquisition of a property are capitalised to 
housing properties in the course of construction. 

 

(4) Social Housing Grant and Other Capital Grants 
 

SHG can be recycled by the Registered Provider under certain conditions, if a property is sold, or 
if another relevant event takes place.  In these cases, the SHG can be used for projects approved 

by the Homes and Communities Agency.  However, SHG may have to be repaid if certain 

conditions are not met. 
 

The net SHG received and not spent is included in current liabilities, taking into account all 
properties under construction.  In certain circumstances, SHG may be repayable, and, in that 

event, is a subordinated unsecured repayable debt. 
 

(5) Capitalisation of Interest and Development Overheads 

 
Interest is capitalised on loans financing schemes in development up to the point of practical 

completion. This is calculated by reference to the Association’s cost of borrowing and the relevant 
development costs. 

 

Administration costs relating to development activities are capitalised based on an apportionment 
of the support costs directly incurred on this activity. 
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(6) Other Tangible Fixed Assets 
 

Other tangible fixed assets are stated at cost less accumulated depreciation.  Depreciation is 

provided on a straight line basis, at rates considered appropriate to write off the assets over their 
effective working lives as follows: 

 
 Fixtures and Fittings in furnished properties over 3 years. 

 

 Freehold Commercial properties over 30 years. 

 
(7) Pensions 

 

New Progress Housing Association Limited participates in two pension schemes, Lancashire 
County Council’s Superannuation Fund and the Social Housing Pension Scheme administered by 

the Pensions Trust.  For current service, contributions to the pension schemes are calculated as a 
percentage of pensionable salaries of employees, determined in accordance with actuarial advice.  

For past service, contributions are based on lump sums.  The cost of providing a pension is 

charged to the period over which the Association’s benefits from the employee’s service, in 
accordance with FRS17.  

 
(8) Major Repairs and Improvements 

 

Works to existing properties which replace a component that has been treated separately for 
depreciation purposes, along with those works that result in an increase in net rental income over 

the lives of the properties, thereby enhancing the economic benefits of the assets, are capitalised 
as improvements. 

  
(9) Taxation 

 

The Association has charitable status and no liability to Corporation tax arises on its surplus for 
the year.  For the same reasons, no provision is made for deferred taxation.  

 
(10) Value Added Tax 

 

The Association is registered for VAT.  A large proportion of its income, including rents, is exempt 
from VAT.  Most of its expenditure is therefore subject to VAT which cannot be reclaimed and 

expenditure is therefore shown inclusive of VAT.  Any VAT recovered under the partial exemption 
calculation is credited to the Income and Expenditure Account. 

 
(11) Stock 

 

Stock represents the share of unsold shared ownership properties.  
 

(12) Bad and Doubtful Debts 
 

The Association provides against rent arrears of current and former tenants and other trade 

debtors to the extent that they are considered to be irrecoverable. 
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(13) Finance leases 

The Association leases a number of housing properties to other associations within the 

Group.  These are shown as long-term debtors in accordance with SSAP 21.  The lease income is 
shown as turnover. 

(14) Recycling of Capital Grant 

 

Where social housing grant is recycled the SHG is credited to a fund which appears as a creditor 
until spent. 

 
(15) Service Charge Sinking Funds 

 

Service charge sinking funds are dealt with as creditors. 
 

(16) Finance Costs 
 

Finance costs include interest, arrangement fees and non-utilisation fees. All costs are written off 

over the period of the loan, except that interest is capitalised on loans financing schemes in the 
course of development as explained in accounting policy note (5).   

 
(17) Properties Managed by Agents 

 
Where the Association carries the majority of the financial risk on property managed by agents, 

all the income and expenditure arising from the property is included in the Income and 

Expenditure Account.   

 
Where the agency carries the majority of the financial risk, the Income and Expenditure Account 

includes only that income and expenditure which relates solely to the Association. 
 

In both cases, the assets and associated liabilities are included in the balance sheet. 

 
(18) Supporting People 

 
This income includes Supporting People (SP) contract income received from Administering 

Authorities, plus support charges to individual tenants.  When accounted for as part of rent, the 
income is shown as “charges for support services” in income from Social Housing Lettings.  The 

related costs are shown as “support” expenditure in expenditure from Social Housing Lettings. 

 
If the charges to individuals are not dealt with as part of rent, the income and related costs are 

shown as “other supporting people income” in Other Social Housing Activities. 
 

SP contract income received from Administering Authorities and not dealt with as part of the rent 

is shown as “Supporting People contract income” in Other Social Housing Activities. 
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(19) First Tranche Shared Ownership Sales 
 

The Association has adopted the accounting treatment in the SORP 2010 such that: 

 
 Shared Ownership (SO) properties are split proportionally between current and fixed 

assets based on the first tranche proportion; 

 First tranche proportions are accounted for as current assets and the related sales 

proceeds shown in turnover; and 

 The remaining element of the SO property is accounted for as a fixed asset so that any 

subsequent sale is treated as a part disposal of a fixed asset 
 

(19) Service charges 
 

The Association operates both fixed and variable service charges on a scheme by scheme basis in 
line with tenancy and lease agreements. 

Where variable service charges are used the charges will include an allowance for the surplus or 

deficit from prior years, with the surplus being returned to residents by a reduced charge and a 
deficit being recovered by a higher charge.  For leaseholders, an adjustment is made to the 

account upon review of the annual service charge.  Until these are returned they are held as 
creditors on the balance sheet. 

Where periodic expenditure is required a provision may be built up over the years, in consultation 

with the residents.  Until these costs are incurred this liability is held on the balance sheet within 
creditors.  

 
(20) Impairment 

 
Impairment reviews are carried out annually for all assets whose useful economic lives are 

expected to exceed 50 years, in accordance with FRS11.  Impairment is also reviewed at any 

point where there is an indication that an asset may be impaired.  Where there is evidence of 
impairment, assets are written down to their recoverable amount. 
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2 Turnover, Operating Costs and Operating Surpluses

Operating Cost Of Sales Operating

Turnover Costs Surplus

£'000 £'000 £'000 £'000

Social Housing Lettings (note 3a) 25,637 (16,958)   - 8,679

Other Social Housing Activities (note 3b)

Lease income 20   -   - 20

Development For Sale

Shared ownership property sales 401   - (246) 155

Non Social Housing Activities (note 3c)

Lettings 369 (60)   - 309

Other 952 (467)   - 485

Total 27,379 (17,485) (246) 9,648

Operating Cost Of Sales Operating

Turnover Costs Surplus

£'000 £'000 £'000 £'000

Social Housing Lettings (note 3a) 22,202 (15,113)   - 7,089

Other Social Housing Activities (note 3b)

Lease income 999 (216)   - 783

Development For Sale

Shared ownership property sales 60   - (33) 27

Non Social Housing Activities (note 3c)

Lettings 358 (51)   - 307

Other 875 (663)   - 212

Total 24,494 (16,043) (33) 8,418

2015

2014

Another Group company (Progess Care Housing Association) manages 186 properties on behalf of the Association. The Association

pays a management fee.
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3(a) Income and Expenditure From Social Housing Lettings

Total 

2015

Total 

2014

£'000 £'000 £'000 £'000 £'000 £'000

Income

Rent receivable net of identifiable service charges 13,294 3,790 4,996 23 22,103 19,118

Service charge income 329 1,084 936 21 2,370 1,811
Charges for support services 8 353 315   - 676 925
Void guarantee 19   - 313   - 332 154

Other Income 25 36 95   - 156 194

Turnover from social housing lettings 13,675 5,263 6,655 44 25,637 22,202

Expenditure

Management (4,411) (22) (491) (1) (4,925) (4,027)

Service charge costs and support (793) (1,222) (1,025) (3) (3,043) (2,549)

Routine maintenance (3,417) (255) (358)   - (4,030) (3,840)

Planned maintenance (927) (14) (16)   - (957) (853)

Major repairs expenditure (825) (238) (202)   - (1,265) (1,487)

Bad debts (351) (6) (7)   - (364) (320)

Depreciation of housing properties (1,456) (375) (409) (5) (2,245) (1,895)

Impairment of housing properties   -   - (45)   - (45) (111)

Other costs (57) (27)   -   - (84) (31)

Operating costs on social housing lettings (12,237) (2,159) (2,553) (9) (16,958) (15,113)

Operating surplus on social housing lettings 1,438 3,104 4,102 35 8,679 7,089

Void losses (included within net rental income) (335) (63) (694)   - (1,092) (533)

3(b) Turnover From Social Housing Activities

2015 2014

£'000 £'000

Other

Lease income 20 23

Lease income from group companies   - 976

20 999

3(c) Turnover From Non-Social Housing Activities

2015 2014

£'000 £'000

Lettings

Other rented 313 308

Commercial properties 56 50
369 358

Other

Control centre activities 840 811

Agency agreements 7 7

Other 51 16

Key worker accommodation 54 41

952 875

General 

needs 

housing

Shared 

Ownership

Housing for 

older people

A number of the void losses above are subject to agreements where the Association is compensated for its losses. These void guarantees, 

which are not included in the void losses above, are chargeable to third parties in the year and totalled £332k (2014: £154k).

Supported 

housing

Supported Living units previoulsy leased from a third party were transferred to the association under a mangement agreement. 
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4 Accommodation In Management

2015 2014

No. Units No. Units

Social housing

General needs housing:

At social rent 2,750 2,730

At affordable rent 193 149

Low cost home ownership 65 12

Supported housing 578 585

Housing  for older people 925 933

Total social housing 4,511 4,409

Non social housing

Market rented 3 3

Key worker accommodation 9 9

Other non-social housing 78 78

Total non social housing 90 90

Total owned and managed 4,601 4,499

5 Surplus For The Year

2015 2014

£'000 £'000

Is stated after charging:-

Auditor's remuneration (excluding VAT)

     In their capacity as auditors 11 9

     In respect of other services 5 6

Payments under operating leases
               - motor vehicles 27 19
Grant amortisation (14) (14)

Depreciation of tangible fixed assets

               - housing properties 2,248 2,086

               - other fixed assets 94 85

Impairment of housing properties 45 111

6 Deficit on Disposal of Fixed Assets

2015 2014

£'000 £'000

Sale proceeds 619 921

Cost of sales (775) (1,079)

Other costs associated with sales (10) (12)

Deficit for Year (166) (170)

Impairment charges of £0.02m have been accounted for on housing properties disposed in the year.

The Association owns 8 properties (2014: 8) that are managed on its behalf, under management 

agreements, by other bodies.

The cost includes £176k (2014: £80k) of components written off that have been replaced before the end 

of their useful economic life.
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7 Interest Receivable

2015 2014

£'000 £'000

Bank interest receivable 3 6

Other finance charge from group companies on finance leases 567 568

Pension scheme finance income 23   - 

593 574

8 Interest Payable and Similar Charges

2015 2014

£'000 £'000

On bank loans:

    Repayable within 5 years 671 480

    Repayable wholly or partly in more than 5 years 4,478 4,559

Amortisation of loan issue costs 18 126

Pension scheme finance costs   - 10

Interest payable to group companies 35 4

5,202 5,179

Less : Interest capitalised (112) (123)

5,090 5,056

Interest has been capitalised at 4.22%
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9 Tangible Fixed Assets - Housing Properties

Housing Housing Shared Shared 2015 2014

Properties Properties Ownership Ownership Total Total

Completed Under Completed Under

Construction Construction

£'000 £'000 £'000 £'000 £'000 £'000

Cost (net of SHG) or valuation

At 1 April 2014 237,295 3,183 654   - 241,132 226,246

Additions 2,371 7,722 9 88 10,190 10,003

Additions from other group companies   -   - 2,005   - 2,005 86

Transferred on completion 5,323 (5,323) 88 (88)   -   - 

Disposals (1,365)   -   -   - (1,365) (1,318)

Depreciation (2,243)   - (5)   - (2,248) (2,086)

Impairment (27)   -   -   - (27) (29)

Depreciation on disposals 595   -   -   - 595 467

Gain on revaluation 186   - 2   - 188 7,763

As at 31 March 2015 242,135 5,582 2,754   - 250,471 241,132

Cost or valuation is represented by:-

Gross cost 179,056 7,835 2,931   - 189,822 175,554

Less:

     Social housing and other capital grants (32,100) (2,253) (271)   - (34,624) (31,158)

     Depreciation (24,314)   - (16)   - (24,330) (22,678)

122,642 5,582 2,645   - 130,869 121,718

Revaluation reserve 119,493   - 110   - 119,603 119,414

242,135 5,582 2,754   - 250,471 241,132

The above valuation in respect of Housing Properties completed comprises 

2015 2014 2015 2014

£'000 £'000 £'000 £'000

Freehold Properties 226,298 221,710   -   - 

Long leasehold Properties 15,837 15,585 2,754 654

Total 242,135 237,295 2,754 654

Major Repairs, Renewals and Improvements

2015 2014

£'000 £'000

Capitalised components 2,158 2,259

Capitalised stucture 112 120

Capitalised expenditure 2,270 2,379

Charged to revenue 1,286 1,504
3,556 3,883

The cost includes £112k of interest capitalised @ 4.22% in the year (2014: £123k).  Property costs include an apportionment of development staff time directly spent on the 

administration of development activities amounting to £624k (2014: £287k) and on in-house legal costs amounting to £49k (2014: £16k).

Due to adopting a programme of rolling valuation newly developed housing properties totalling £7.1m have yet to be valued. These housing properties are being held at historic net

book value which are an approximation of their open market value.

Properties actively held for sale as at 31st March 2015 are held at recoverable amount £0.2m (March 2014: £0.6m).

The last full detailed valuations on completed housing properties were performed by Countrywide Social Housing on the basis of existing use value - social housing (EUV-SH) or

existing use value - social housing with sales (EUV-SH with sales) for supported living properties as at 31st March 2014. The valuations were undertaken in accordance with the RICS

statement of asset valuation practice and guidance notes. In preparing the valuations, the valuers made use of discounted cash flow methodology and key assumptions made

concerning future rental flows, the rate of turnover of existing tenants and the discount rate. The discount rate used was 5.9%. The valuers estimated the aggregate existing use

value - social housing of the completed properties at 31st March 14 to be £196.7m and £48.5m for the existing use value - social housing with sales.

Staff flats re held at historic net book value £0.1m as these units do not generate any rental flows.

The last full professional valuation on the shared ownership properties was carried out by Countrywide Social Housing on the basis of existing use value - social housing (EUV-SH) as

at 31 March 2014. The valuation was undertaken in accordance with the RICS statement of asset valuation practice and guidance notes. The discount rates used were between

5.4% and 5.75%.  The valuers estimated the aggregate market valuation of all the shared ownership properties at 31st March 14 to be £2.4m.  

All housing properties are professionally valued on a five year rolling programme of revaluation.  No properties have been valued in the year.

Housing Properties Completed Shared Ownership Completed
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10 Other Tangible Fixed Assets 

Freehold Fixtures 2015 2014

Commercial and Fittings Total Total

Properties

£'000 £'000 £'000 £'000

Cost

As at 1 April 1,119 456 1,575 1,471

Additions   - 110 110 104

Disposals   - (184) (184)   - 

At 31 March 1,119 382 1,501 1,575

Depreciation

As at 1 April 276 270 546 461

Charge for the year 42 52 94 85

Disposals   - (184) (184)   - 

At 31 March 318 138 456 546

Net Book Value

As at 1 April 843 186 1,029 1,010

At 31 March 801 244 1,045 1,029

11 Housing Properties for Sale 2015 2014

£'000 £'000

Completed shared ownership properties held for sale 172 330

172 330

12 Debtors

2015 2014

£'000 £'000

Amounts falling due within one year :

Rent and service charge arrears 2,173 1,149

   Less provision for bad debts (864) (623)

1,309 526

Prepayments and accrued income 214 713

Amounts owed by group companies 459 277

Trade debtors 923 677

   Less provision for bad debts (108) (185)

Capital grants receivable 86   - 

Amounts receivable under finance leases 2 2

2,885 2,010

Amounts falling due after one year:

Amounts receivable under finance leases 7,828 7,831

13 Current Asset Investments

2015 2014

£'000 £'000

Bank deposits accessible on demand   - 51
Deposits held for leasehold schemes 154 156

154 207
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14 Creditors : Amounts falling due within one year

2015 2014

£'000 £'000

Rent and services received in advance 357 297

Trade creditors 554 633

Amounts owed to group companies 459 628

Loans owed to group companies 4,900 500
Deposits held for leasehold schemes 158 150

Capital grants in advance   - 37

Capital accruals and deferred income 806 402

Disposal proceeds fund 15 18 50

Recycled capital grant fund 16   - 113

Interest on housing loans 113 66

Taxation and social security payable 36 33

Other creditors 1,096 1,113

8,497 4,022

Standard payment terms are 30 days from date of invoice.

15 Disposal Proceeds Fund
2015 2014

£'000 £'000

At 1 April 50 50

Recycling of grant : new build (32)  - 

At 31 March 18 50

Amount due for repayment to the HCA - -

16 Recycled Capital Grant Fund

2015 2014

£'000 £'000

At 1 April 113 34

Recycling of grant : new build (113) 79
At 31 March   - 113

Amount due for repayment to the HCA - -

17 Creditors : Amounts falling due after more than one year:

2015 2014

£'000 £'000

Housing loans 118,162 117,644

118,162 117,644

Maturity of debt

Housing loans repayable in instalments as follows:-

2015 2014

£'000 £'000

In more than one year but not more than two years 3,538   - 

In more than two years but not more than five years 11,712 7,254

In more than five years 103,249 110,746

Total loans 118,499 118,000

Less loan issue costs (337) (356)

118,162 117,644

Housing loans are secured by fixed charges on the Associations' assets. They include fixed and variable rate loans, at various

rates, between 2.16% and 5.14%.

New Progress Housing Association has committed, undrawn facilities of up to £31m as part of a joint facility with a related 

company.
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18 Non-Equity Share Capital

2015 2014
£ £

Allotted Issued and Fully Paid:

At 1 April 10 10

Issued during the year   - 3

Surrendered during the year (1) (3)

At 31 March 9 10

Individual shareholders hold their shares in Trust on behalf of the Association.

19 Reserves

2015 2014

Revaluation Revenue

Reserves Reserves

£'000 £'000 £'000 £'000

 At 1 April 119,413 10,307 129,720 117,623

Surplus for the year ended 31 March   - 4,985 4,985 3,766

Movement on revaluation reserve 211   - 211 7,959

Realised on property sales (23) 23   -   - 

Actuarial gain on pension scheme   - (482) (482) 372

At 31 March 119,601 14,833 134,434 129,720

20 Capital Commitments

2015 2014

£'000 £'000

Capital expenditure contracted but not provided for in the 

financial statements 7,579 2,186

Capital expenditure that has been authorised by the board of 

Directors but has not yet been contracted for 45 5,775

7,624 7,961

2015 2014

£'000 £'000

New Progress Housing Association expects the contracted 

commitments to be financed with:

Grants 1,374 654

Committed loan facilities and free cash flow 6,205 1,532

7,579 2,186

21 Contingent Liabilities

There are no contingent liabilities. (2014: none)

The shareholders do not have a right to any dividend or distribution upon winding-up. Each shareholder has full 

voting rights.
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22 Employee Information

2015 2014

No. No.
The average number of full time equivalent persons employed 

during the year was:

Office staff 61 61

Cleaners 3 5

64 66

Full time equivalents are based on a standard working week of 36.25 hours.

Staff costs (for the above persons) 2015 2014

£'000 £'000

Wages & Salaries 1,678 1,593

Social security costs 123 116

Other pension costs 163 164

1,964 1,873

There were no employees earning over £60,000 (2014: nil)

23 Emoluments of the Board and Directors

24 Cash Flow Statement Notes

2015 2014

£'000 £'000

Returns on investments and servicing of finance

Interest received 593 574

Interest paid (5,162) (5,124)

(4,569) (4,550)

Financing

Loans advanced 500 1,000

Intercompany loans advanced 4,400 500

Issue costs amortised   - 1

Issue costs (incurred)   - (6)

Issue costs transferred from other group companies   - 197

Capital element of finance lease repaid 2 2

4,902 1,694

At 1 April Cashflows

Other 

Changes At 31 March

£'000 £'000 £'000 £'000

Analysis of net debt

Cash in hand, at bank 301 140   - 441

301 140   - 441

Current asset investments 13 207 (53)   - 154

Amounts receivable under finance leases 7,833 (3) 7,830

Debt due within one year (500) (4,400)   - (4,900)

Debt due after one year (117,644) (499) (19) (118,162)

Total (109,803) (4,812) (22) (114,637)

The ultimate parent undertaking, Progress Housing Group Limited remunerates the Executive and Non - Executive Directors.
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25 Related Party Transactions

26 Ultimate Parent Company

Sumner House  

21 King Street

Leyland

PR25 2LW

The Association's ultimate parent company is Progress Housing Group Limited.  Progress Housing Group Limited 

consolidated financial statements can be obtained from the Group's website or from the Company Secretary at the 

registered office:

A number of supported living properties which are owned by the Association, are now managed by another group 

company.  This affects some of the comparators for this set of accounts.  A management fee is paid between the 

companies. 
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27 Pension Obligations

Employer's contributions are based on percentages of employees' earnings as recommended by the actuary of the fund in his valuation.

LANCASHIRE COUNTY PENSION FUND

The most recent full actuarial valuation of the fund was as at 31 March 2013, the results of which were:

Valuation Method Projected Unit

Value of Assets £5,011 million

2015 2014 2015 2014

£ £

New Progress Housing Association 103,435 115,174 25 28

Progress Care Housing Association 114,504 128,504 24 24

Progress Housing Group 863,681 794,140 123 138

Discretionary Additional Contribution 50,000 250,000

Total Group 1,131,620 1,287,818 172 190

Financial Reporting Standard 17 disclosures

Actuarial Assumptions At 31/03/15 At 31/03/14

Rate of CPI Inflation 2.00% 2.40%

Rate of Increase in Salaries 3.50% 3.90%

Rate of Increase in Pensions 2.00% 2.40%

Discount Rate 3.30% 4.50%

Asset Information
Expected Rate 

of Return

Market Value 

at 31 March 

2015 £'000

% Split of 

Assets

Expected 

Rate of 

Return

Market Value 

at 31 March 

2014 £'000 % Split of Assets
% % % %

Equities 6.50 17,249 52.40 7.00 15,911 52.40

Government Bonds 2.20 1,085 3.10 3.40 941 3.10

Other Bonds 2.90 490 9.20 4.30 2,794 9.20

Property 5.90 3,534 8.70 6.20 2,642 8.70

Cash/Liquidity 0.50 1,679 1.70 0.50 516 1.70

Other 6.50 10,951 24.90 7.00 7,561 24.90

Total Market Value of Assets 34,988 100 30,365 100

Present Value of Scheme Liabilities 45,954 36,620

Net Pension Liability before tax asset (10,966) (6,255)

NPHA Allocation (1,903) (1,454)

The allocation is based on the number of direct employees.

The following disclosures relate to the Group as a whole (excl NFH):

Balance Sheet Items as at 31 March 2015 2014

£000's £000's

Present Value of Funded Benefit Obligations 45,715 36,406

Present Value of Unfunded Benefit Obligations 239 214

Total Present Value of Benefit Obligations 45,954 36,620

Fair Value of Plan Assets (34,988) (30,365)

Deficit before deferred tax asset 10,966 6,255

Components of pension cost for period to 31 March 2015 2014

£000's £000's

Current Service Cost 1,040 1,228

Interest on Pension Liabilities 1,664 1,700

Expected Return on Assets (1,900) (1,610)

Effect of Curtailments or Settlements   - 39

Total pension cost recognised in Income & Expenditure 804 1,357

Statement of Recognised Total Recognised Surpluses and Deficits

Actuarial losses/(gains) 5,044 (3,352)

Total pension cost recognised in the Statement of Total Recognised Surpluses and Deficits 5,044 (3,352)

The Group participates in two pension schemes, Lancashire County Council's Superannuation Fund and the Social Housing Pension Scheme administered by the Pensions Trust. The LCC is a defined 

benefit scheme and SHPS has both defined benefit streams and defined contribution streams within its scheme, and detailed regulations govern the rates of pension contribution by both employees 

and the Group. Benefits are normally in the form of a lump sum retirement grant plus an annual pension.

The ability of the pension funds to provide statutory benefits is assessed every three years by an independent professionally qualified actuary, and employer's contributions are reviewed in light of 

the actuary's report.

The Group's employers' contributions to the fund during the year were equal to 19.2% for two monaths and 15.9% for ten months of pensionable salary in the year, and amounted to £1,131,620. 

The following table details the numbers of staff who are members of the fund. The Group parent, Progress Housing Group Limited paid an additional £50k at the end of March 2015 (2014: £250k) 

into the fund.

Employers' Contributions No. Staff

As a responsible employer, the Group's strategy to proactively manage defined-benefit pension scheme deficits by taking the following steps, whilst ensuring the pension offered is competitive.

o Closing both its multi-employer, defined benefit pension schemes to new membership in 2009. he scheme is currenlty classed as open and will be reassessed at the next valuation. The pension 

liability is then expected to be higher.

o Increasing employer contributions beyond those actuarially assessed

o Making additional lump sum payments to the Lancashire Local Government Pension scheme.

o Making a good quality defined contribution scheme available for all new starters.
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Change in Benefit Obligation during period to 31 March 2015 2014

£000's £000's
Unfunded 

Benefits All Benefits

Unfunded 

Benefits All Benefits

Benefit Obligation at beginning of period 214 36,620 66 38,380

Current Service Cost   - 1,040   - 1,228

Interest on Pension Liabilities 10 1,664 3 1,700

Member Contributions   - 405   - 360

Actuarial losses/(gains) on liabilities 20 7,007 159 (4,078)

Curtailments   -   -   - 39

Benefits/transfers paid (5) (782) (14) (1,009)

Business combinations

Benefit Obligation at end of period 239 45,954 214 36,620

Change in Plan Assets during period to 31 March 2015 2014

£000's £000's
Unfunded 

Benefits All Benefits

Unfunded 

Benefits All Benefits

Fair value of plan assets at beginning of period   - 30,365   - 28,795

Expected return on plan assets   - 1,900   - 1,610

Actuarial gains/(losses) on assets   - 1,963   - (726)

Employer contributions 5 1,137 6 1,335

Member contributions   - 405   - 360

Benefits/transfers paid (5) (782) (6) (1,009)

Fair value of plan assets at end of period   - 34,988   - 30,365

Actual Return on Plan Assets 3,683 1,180

Experience gains/(losses) on Assets 1,963 (726)

Experience gains/(losses) on Liabilities   - 1,136

Post retirement mortality assumptions

Non-retired members S1PA CMI_2012 [1.5%] S1PA CMI_2012 [1.5%]

 (100% Males, 98% Females) (100% Males, 98% Females)

Retired members

S1PA CMI_2012 [1.5%] S1PA CMI_2012 [1.5%]

Life expectancy  (100% Males, 98% Females) (100% Males, 98% Females)

of a male (female) future pensioner aged 65 in 20 years time 25.1 (27.8) years 25 (27.7) years

of a male (female) current pensioner aged 65 22.9 (25.4) years 22.8 (25.3) years

Market value of total fund assets (£ millions) 5,643 4,978

SOCIAL HOUSING PENSION SCHEME

The Association participates in the SHPS (the Scheme). The Scheme is funded and is contracted-out of the State Pension scheme.

It is not possible in the normal course of events to identify on a consistent and reasonable basis the share of underlying assets and liabilities belonging to the individual participating employers. This 

is because the Scheme is a multi-employer scheme where the Scheme assets are co-mingled for investment purposes, and benefits are paid from the total Scheme assets. Accordingly, due to the 

nature of the Scheme, the accounting charge for the period under FRS17 represents the employer contribution payable.

The Trustee commissions an actuarial valuation of the Scheme every three years. The main purpose of the valuation is to determine the financial position of the Scheme in order to address the 

level of future contributions required so that the Scheme can meet its pension obligations as they fall due.

The last formal valuation of the Scheme was performed as at 30 September 2011 by a professionally qualified Actuary using the Projected Unit Method. The market value of the Scheme's assets at 

the valuation date was £2,062 million. The valuation revealed a shortfall of assets compared with the value of liabilities of £1,035 million, equivalent to a past service funding level of 67.0%.

The Scheme Actuary is currently finalising the 2014 valuation but key provisional results have been confirmed. As at 30 September 2014, the market value of the Scheme's assets was £3,123 

million. There was a shortfall of assets compared with the value of liabilities of £1,323 million, equivalent to a past service funding level of 70%.

The Group has joint and several contracts of employment for employees in the SHPS Defined Benefit Scheme.  In the event if crystallisation within the Parent company, the subsidiaries will become 

liable for any deficit.
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w: www.progressgroup.org.uk
e: enquiries@progressgroup.org.uk

t: 01772 450600

Sumner House, 21 King Street, 
Leyland, Lancashire PR25 2LW

Twitter: @ProgressHG
LinkedIn: Progress Housing Group
Facebook.com/ProgressStreetTalk

Facebook.com/ProgressPeople

New Progress Housing Association Limited 
A charitable registered society under the Co-operative and Community 

Benefit Societies Act 2014 registered with the Financial Conduct
Authority No. 27792R and with the Homes and Communities

Agency LH4032. 

VAT registration number 712 6635 46.

Registered office for the Group and all subsidiaries: 
Sumner House, 21 King Street, Leyland, Lancashire, PR25 2LW 
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