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Masonic Housing Association 
 

Legal and Administrative Details 

 

 

 

Masonic Housing Association is a Registered Society under the Co-operative and Community Benefit Societies Act 
2014 (Registration No. 21444R) and is registered with the Regulator for Social Housing (Registration No. L0673). 

 
 

Board   
  Oliver Lodge TD, BSc Chair  

  Mabs Attwood  Co-opted 6th November 2025  

  Stephen Barter MA (Cantab), FRICS, FRSA Retired 10th July 2025  
  Tony Cheesman Co-opted 10th July 2025, Retired 

31st October 2025 

 

  Bruce Clitherow TD BSc MRICS Co-opted 6th November 2025  

  Caroline Craige Co-opted 6th November 2025  

  Kai Hughes MBA, BA(Hons), MCIArb   
  Quentin Humberstone BSc, FCA   

  Professor Michael Jones DBA, Hon DBA, MSc, Chtrd FCIPD, FRSA, PGDip Retired 10th July 2025  
  John Kisbey LLB (Hons) Retired 10th July 2025  

  David Knapp CIWFM Retired 31st October 2025  
  Robert Mathew AIIRSM   

  Douglas Neill MRICS Retired 10th July 2025  

  Paramjit Ram Co-opted 10th July 2025, Retired 
31st October 2025 

 

  Ian Richards BSc (Hons), CEng, FIMechE Retired 31st October 2025  
  Ronald Terence Stocker Retired 31st October 2025  

  Paul Turner BSc (Hons), MBA, FRICS, FIoD, MIET Co-opted 6th November 2025  

  Alan Walker MBE Retired 10th July 2025  
  Timothy Yates MB BChir, MA, PhD (Cantab), MRCP   

   
None of the Board Members had any interest in any contract or arrangement with Masonic Housing Association.  

 

President 
    Geoffrey Dearing                                 

 
Senior Officer 

    James Holland-Leader BA BFP FCA         Secretary  
 

Members of the Association 

Fifty members each hold a one-pound share in the Association. 
 

 

Registered Office 
Office Suite 1, Haslemere House 

Lower Street 

Haslemere 
Surrey GU27 2PE 

 
 

Professional Advisers 

Auditors  Bankers 
Menzies LLP  Barclays Bank Plc 

Fourth Floor, 96 Gresham Street   Level 27, 1 Churchill Place 
London EC2V 7AB  Canary Wharf  

  London E14 5HP 
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Masonic Housing Association 
 

Report of the Board 

 

 
The Board present their report and financial statements for the year ended 31st December 2025. 

 
Principal Activities 

 
The Association’s principal activity is to provide sheltered accommodation for the elderly in the community. 

 

Review of the year 
 

The result for the year is set out on page 8 which indicates a surplus for the current year of £231,560 in 
comparison to £241,730 for the preceding year. 

 
Turnover for the year increased by £85,334 on last year to £1,800,823 whilst operating costs also increased by 

£93,239 to £1,584,497, giving an operating surplus of £215,826 compared to £224,231 in 2024. 

 
Capital spend during the year was £460,890, a very slight decrease of £1,271 from the previous year. Movements 

on Fixed Assets are set out in Notes 11 and 13 of the accounts. 
 

The Board consider both the result for the year and the financial position at the year-end to be satisfactory. The 

Board has reasonable expectation that the association has adequate resources to continue operations for the 
foreseeable future. For this reason, the going concern basis has continued to be used in preparing the financial 

statements. 

 
National Housing Federation Code of Governance 

 
The organisation has adopted the NHF Code of Governance 2020 and is satisfied that it complies with the spirit 

of the code and the principles set out in it. MHA continues to work to ensure the principles are fully evident in its 
practices but has not yet achieved full compliance. The Board continues to work on its strategy and is in the 

process of commissioning an updated asset replacement plan. Once in place, stress testing will be completed on 
the plan to ensure full compliance with the code. The Board is pleased to confirm that it is now fully compliant 

with Board tenure and composition requirements, whilst continuing to work on Board skill gap analysis. 

 
MHA operated under the 1998 National Housing Federation Model Rules, but adopted the 2015 National Housing 

Federation Model Rules as part of its Strategy Project on 7th January 2026.  
 

Regulator of Social Housing Governance and Financial Viability Standard 

 
MHA broadly complies with the Standard. There are two key areas that require attention: Board effectiveness 

reviews are carried out periodically, but we will seek to regularise this on an annual basis. We also need to develop 
our long-term business planning, and are in the process of updating the asset replacement plan as part of this. 
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Masonic Housing Association 
 

Report of the Board 

 

Value for Money 

 

The regulatory framework for housing associations includes a Value for Money (VFM) standard that requires 
registered landlords to manage resources economically, efficiently and effectively in the provision of housing and 

services, and for Boards to maintain a robust assessment of VFM performance and to articulate how they will 
deliver VFM.  The results of Masonic Housing Association have been compared to Acuity’s Annual Benchmarking 

Report 2025, in respect of smaller providers. 

  2025 2024 Acuity 

 

Masonic 

Business Health Result Result Scorecard Target 

B. Operating Margin (overall) % 11.98% 13.07% 15.37% 10.76% 

A. Operating Margin (social housing lettings only) 

% 11.03% 12.36% 17.30% 10.13% 

EBITDA MRI interest Cover % -% -% 192.00% -% 

       

Development - Capacity and Supply       

A. New supply delivered (Social housing units) % 0% 0% 0%  0%  

B. New supply delivered (Non-social housing 
units) % 0% 0% 0% 0% 

Gearing % (7.80)% (8.17)% 13.80% (7.92)% 

       

Outcomes Delivered       

Reinvestment % 4.51% 4.68% 3.4% 4.99% 

       

Effective Asset Management       

Return on Capital Employed % 2.04% 2.16% 3.10% 1.77% 

       

Operating Efficiencies       

Headline Social Housing Cost Per Unit £9,036 £8,699 £6,524 £9,010 

 

• Operating Margin: These metrics measure the overall profitability of the Association, excluding exceptional 

items. The Association’s margin decreased in the year due to increased services and maintenance costs but 
remains ahead of budgeted margin.  

• Interest Cover: This metric measures the extent to which the surplus generated (as adjusted for non-cash 

items such as depreciation) is sufficient to fund the interest payable. This is not applicable to the Association 

as it has no requirement for borrowings currently.  

• New Supply Delivered: These metrics show the new units built or acquired during the year as a percentage 
of the number of units held at the year end. The Association has not acquired any new properties in recent 

years and did not plan to in 2025.  

• Gearing: This metric indicates the extent to which the Association's properties are funded by loans. This 
negative calculation reflects the fact that the Association has no borrowings. The capital spend was almost 

entirely covered by cash generated in the year, meaning this metric remains consistent and on target.  

• Reinvestment: This metric measures the funds being invested in both new properties and improvements to 

existing properties as a % of existing property portfolio. The Association remains above the sector average as 
it carries out significant works in respect of fire safety to the properties.  

• Return on Capital Employed: This metric attempts to measure how well the assets of the Association are 

being utilised to generate returns. A steady percentage indicates there isn't significant volatility in the 
Association's results. The results are consistent with the industry standard and demonstrate a commitment to 

investment in social housing. 

• Cost per Unit: This metric measures the economy and efficiency of the Association. The lower the amount, 
the more economic and efficient the Association is. This has increased in the year as the Association owing to 

increased services and maintenance costs. The Association remains higher than the sector comparison due to 

the additional level of services provided to the Association’s tenants.  
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Masonic Housing Association 
 

Report of the Board 

 

Statement on the Association’s System of Internal Control  

 

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

 
Control is exercised through the application of policies and procedures, Board reporting and the quarterly review 

of the Risk Register by the Board.  
 

The Board recognises that no system of internal control can provide absolute assurance against material 

misstatement or loss or eliminate all risk of failure to achieve business objectives. The system of internal control 
is designed to manage key risks and to provide reasonable assurance that planned business objectives and 

outcomes are achieved. It also exists to give reasonable assurance about the preparation and reliability of financial 
and operational information and the safeguarding of the Association’s assets and interests. 

 

In meeting its responsibilities, the Board has adopted a risk-based approach to internal controls. A risk register is 
in place, embedding the approach to risk through the normal management and governance process. This enables 

the Board to regularly evaluate the nature and extent of risks to which the Association is exposed.  
 

The process 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 includes: 

 

• Identification and evaluation of key risks 

Management responsibility is being clearly defined for the identification, evaluation and control of significant 
risks which will lead to a formal and ongoing process of management review in each of the Association’s 

activities. The Board regularly considers and receives reports on significant risks facing the Association. 
 

The Board’s focus is on the below principal risks: 

 

Risk Mitigation 

Impact of the uncertainty of the 
Economic Environment on the 

Association’s resources 

The Board regularly reviews key performance indicators to 
assess progress towards the achievement of key business 

objectives, targets, and outcomes. 
  

Changes to welfare benefits 

and statutory entitlements 

Rent & services budgets reviewed by Board. 

Monthly rental income monitoring and benefit support provided 
to tenants. 

  

Maintaining Properties to 
Decent Homes Standards 

Quarterly reports to the Board to ensure all properties and 
inspections are up to date. The Board is in the process of 

commissioning an updated asset replacement plan. 
  

Maintaining good service levels 

to residents 

On-site warden at all schemes and a local committee overseeing 

each scheme and reporting to the Board on matters arising. The 
Association adopts an open forum of communication between 

residents and key management personnel. 

Board Effectiveness and failure 
to meet objectives 

The Board have established a task review group to ensure 
compliance with legislation, oversight of the internal audit 

function, and review governance, including Board effectiveness, 
to ensure compliance and adherence to best practice. 

 

 

• Environment and control procedures 
The Board retains responsibility for a defined range of issues covering strategic, operational and financial 

and compliance issues and new investment projects.  Policies and procedures cover issues such as delegated 

authority, segregation of duties, accounting, treasury management, health and safety, data protection, asset 
protection and fraud prevention and detection. 
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Masonic Housing Association 
 

Report of the Board 

 

• Information and financial reporting systems 
Financial reporting procedures include detailed budgets for the year ahead, detailed management accounts 

produced quarterly and forecasts for the remainder of the financial year and for subsequent years.  These 

are reviewed in detail and approved by the Board. The Board also regularly reviews key performance 
indicators to assess progress towards the achievement of key business objectives, targets and outcomes. 

 

• Monitoring and corrective action 
A process of regular management monitoring on control issues provides assurance to the Board. This includes 

a rigorous procedure for ensuring that corrective action is taken in relation to any significant control issues, 
particularly those that may have a material impact on the financial statements and delivery of services. 

 

The internal control framework and the risk management process are the subject of a regular review by the 
Board.  The Board has considered internal control and risk frequently during the year. 

 
Statement Of Board's Responsibilities 

 

The Board of Management is responsible for preparing the Report of the Board and the financial statements in 
accordance with applicable law and regulations.  

 
Co-operative and Community Benefit Societies legislation requires the Board to prepare financial statements for 

each financial year. Under that law the Board of Management has elected to prepare the Association’s financial 
statements in accordance with applicable law and United Kingdom Accounting Standards (United Kingdom 

Generally Accepted Accounting Practice) including FRS 102 “The Financial Reporting Standard applicable in the 

UK and Republic of Ireland”.  
 

The Board of Management must not approve the financial statements unless they are satisfied that they give a 
true and fair view of the state of affairs of the Association and of the surplus or deficit for that period.  

   

In preparing those 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 accounting standards have been followed, subject to any material departures 

disclosed and explained in the financial statements; and 

• prepare the financial statements on a going concern basis unless it is inappropriate to assume the Association 

will continue in business. 
 

The Board is responsible for maintaining an adequate system of internal control and keeping proper accounting 

records which disclose with reasonable accuracy at any time the financial position of the Association and enables 
it to ensure that the financial statements comply with the Co-operative and Community Benefit Societies Act 2014, 

the Housing and Regeneration Act 2008 and the Accounting Direction for Private Registered Providers of Social 
Housing 2022. The Board is also responsible for safeguarding the assets of the Association and hence for taking 

reasonable steps for the prevention and detection of fraud and other irregularities. 
 

Provision of information to Auditors 

 
The Board members who held office at the date of approval of this Board report, confirm that, so far as they are 

each aware there is no relevant audit information of which the Association’s auditors are unaware; and each 
Board member has taken all steps that they ought to have taken as a Board member to make themselves aware 

of any relevant audit information and to establish that the Association’s auditors are aware of that information. 

 
Auditors 

 
Menzies LLP have expressed their willingness to continue in office. 

 
By order of the Board 

 
____________________   9th April 2026 
James Holland-Leader (Secretary)
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Independent Auditors’ Report 
To The Members of Masonic Housing Association 

 

 
Opinion 

We have audited the financial statements of Masonic Housing Association for the year ended 31st December 2025 

which comprise the Statement of Comprehensive Income, the Statement of Changes in Reserves, the Statement 
of Financial Position, the Statement of Cash Flows, and notes to the financial statements, including a summary of 

significant accounting policies in note 1. The financial reporting framework that has been applied in their 
preparation is applicable law and United Kingdom Accounting Standards, including Financial Reporting Standard 

102 ‘The Financial Reporting Standard applicable in the UK and Republic of Ireland’ (United Kingdom Generally 
Accepted Accounting Practice). 

 

In our opinion, the financial statements: 
• give a true and fair view of the state of the Association’s affairs as at 31st December 2025 and of its income 

and expenditure for the year then ended; 
• have been properly prepared in accordance with United Kingdom Generally Accepted Accounting Practice; and 

• have been prepared in accordance with the requirements of 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 2022. 

 

Basis for opinion 
We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and applicable 
law. Our responsibilities under those standards are further described in the Auditor’s responsibilities for the audit 
of the financial statements section of our report. We are independent of the Association in accordance with the 
ethical requirements that are relevant to our audit of the financial statements in the UK, including the FRC’s Ethical 
Standard, and we have fulfilled our other ethical responsibilities in accordance with these requirements. We 
believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion. 
 
Conclusions relating to going concern 
In auditing the financial statements, we have concluded that the Board’s use of the going concern basis of 
accounting in the preparation of the financial statements is appropriate.  
 
Based on the work we have performed, we have not identified any material uncertainties relating to events or 
conditions that, individually or collectively, may cast significant doubt on the Association’s ability to continue as a 
going concern for a period of at least twelve months from when the financial statements are authorised for issue. 
 
Our responsibilities and the responsibilities of the Board with respect to going concern are described in the relevant 
sections of this report. 
 
Other information 
The other information comprises the information included in the annual report, other than the financial statements 
and our auditor’s report thereon. The Board is responsible for the other information. Our opinion on the financial 
statements does not cover the other information and we do not express any form of assurance conclusion thereon. 
 
In connection with our audit of the financial statements, our responsibility is to read the other information and, 

in doing so, consider whether the other information is materially inconsistent with the financial statements, or our 

knowledge obtained in the audit or otherwise appears to be materially misstated. If we identify such material 
inconsistencies or apparent material misstatements, we are required to determine whether there is a material 

misstatement in the financial statements or a material misstatement of the other information. If, based on the 
work we have performed, we conclude that there is a material misstatement of this other information, we are 

required to report that fact.  We have nothing to report in this regard. 

 
Opinion on other matters prescribed by the Co-operative and Community Benefit Societies Act 2014 

 
In our opinion, based on the work undertaken in the course of the audit the information given in the Board’s 

report for the financial year for which the financial statements are prepared is consistent with the financial 
statements. 
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Independent Auditors’ Report 
To The Members of Masonic Housing Association 

 

 
Matters on which we are required to report by exception 

We have nothing to report in respect of the following matters in relation to which the Co-operative and Community 
Benefit Societies Act 2014 requires us to report to you if, in our opinion: 

• a satisfactory system of control over transactions has not been maintained; or 

•    the Association has not kept proper accounting records; or 

•    the financial statements are not in agreement with the books of account; or 
•    we have not received all the information and explanations we require for our audit. 
 
Responsibilities of the Board 
As explained more fully in the Statement of Board’s responsibilities set out on page 5, the board are responsible 
for the preparation of the financial statements and for being satisfied that they give a true and fair view, and for 
such internal control as the board determine is necessary to enable the preparation of financial statements that 
are free from material misstatement, whether due to fraud or error. 
 
In preparing the financial statements, the board are responsible for assessing the company’s ability to continue 
as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis 
of accounting unless the board either intend to liquidate the Association or to cease operations, or have no realistic 
alternative but to do so. 
 
Auditor’s responsibilities for the audit of the financial statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free 
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our 
opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in 
accordance with ISAs (UK) will always detect a material misstatement when it exists. Misstatements can arise 
from fraud or error and are considered material if, individually or in the aggregate, they could reasonably be 
expected to influence the economic decisions of users taken on the basis of these financial statements. 
 
A further description of our responsibilities for the audit of the financial statements is located on the Financial 
Reporting Council’s website at: https://www.frc.org.uk/auditorsresponsibilities. This description forms part of our 
auditor’s report. 
 
Extent to which the audit was considered capable of detecting irregularities, including fraud 

 

We identify and assess the risks of material misstatement of the financial statements, whether due to fraud or 
error, and then design and perform audit procedures responsive to those risks, including obtaining audit evidence 

that is sufficient and appropriate to provide a basis for our opinion. 
 

In identifying and addressing risks of material misstatement in respect of irregularities, including fraud and non-

compliance with laws and regulations, our procedures included the following: 
 

• We obtained an understanding of laws and regulations that affect the Association, focusing on those that had 

a direct effect on the financial statements or that had a fundamental effect on its operations. Key laws and 
regulations that we identified included the Co-operative and Community Benefit Societies Act, the Statement 

of Recommended Practice for registered housing providers: Housing SORP 2018, the Housing and 
Regeneration Act 2008, the Accounting Direction for Private Registered Providers of Social Housing 2022, tax 

legislation, health and safety legislation, and employment legislation. 

• We enquired of the Board and reviewed correspondence and Board meeting minutes for evidence of non-

compliance with relevant laws and regulations.   

• We gained an understanding of the controls that the Board have in place to prevent and detect fraud. We 
enquired about any incidences of fraud that had taken place during the accounting period. 

• The risk of fraud and non-compliance with laws and regulations and fraud was discussed within the audit 

team and tests were planned and performed to address these risks.   

• We enquired about actual and potential litigation and claims. 

• We performed analytical procedures to identify any unusual or unexpected relationships that might indicate 
risks of material misstatement due to fraud. 

• In addressing the risk of fraud due to management override of internal controls we tested the appropriateness 

of journal entries and assessed whether the judgements made in making accounting estimates were indicative 

of a potential bias. 
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Independent Auditors’ Report 
To The Members of Masonic Housing Association 

 

 
Due to the inherent limitations of an audit, there is an unavoidable risk that we may not have detected some 

material misstatements in the financial statements, even though we have properly planned and performed our 
audit in accordance with auditing standards.  For example, as with any audit, there remained a higher risk of non-

detection of irregularities, as these may involve collusion, forgery, intentional omissions, misrepresentations, or 

the override of internal controls.  We are not responsible for preventing fraud or non-compliance with laws and 
regulations and cannot be expected to detect all fraud and non-compliance with laws and regulations. 
 
Use of our report 
This report is made solely to the Association’s members as a body, in accordance with section 87 of the Co-
operative and Community Benefit Societies Act 2014 and Section 128 of the Housing and Regeneration Act 2008.  
Our audit work has been undertaken, so that we might state to the Association those matters we are required to 
state to it in an auditor’s report and for no other purpose. To the fullest extent permitted by law, we do not accept 
or assume responsibility to anyone other than the Association and the Association’s members as a body, for our 
audit work, for this report or for the opinions we have formed. 
 
 
 

 

Menzies LLP   Fourth Floor, 96 Gresham Street 
Chartered Accountants  London 

Statutory Auditor  EC2V 7AB 
 
 
Date: 
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Masonic Housing Association 
 

Statement of Comprehensive Income 
 

For The Year Ended 31st December 2025 

 

 
 
   2025  2024 

 Notes  £  £ 
      

Turnover 3  1,800,823  1,715,489 
      

Operating Expenditure  3  (1,584,997)  (1,491,258) 
      

Gain/(loss) on disposal of housing properties   -  - 

Operating Surplus   215,826  224,231 

      
Interest Receivable and Other Income 7  15,734  17,499 

      
Interest Payable and Similar Charges 8  -  - 

      

Surplus on Ordinary  
  Activities before Taxation 

 
 

  
231,560 

  
241,730 

      
Taxation on Surplus on Ordinary Activities 10  -  - 

Total Comprehensive Income for the Year   £231,560  £241,730 

      

      

Statement of Changes in Reserves 

      

Balance at 1st January 

 

6,720,328 

 

 6,478,598 

 
Surplus from Statement of Comprehensive Income 231,560  241,730 

Balance at 31st December   £6,951,888  £6,720,328 

      

 
 
Masonic Housing Association has not acquired or discontinued any significant activities during the above two 

financial years. 
 

 
The above surpluses are the historical cost surpluses.   

 

 
 

These financial statements were approved by the Board on 9th April 2026 and signed on its behalf by: 
 

 

 
 

 
_________________________ 

Chairman: Oliver Lodge 

 
_________________________ 

Board Member: Kai Hughes 

 
_________________________ 

Secretary: James Holland-Leader 

 
 

 
The notes on pages 12-23 form an integral part of these financial statements. 
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Masonic Housing Association 
 

Statement of Financial Position 
 

As at 31st December 2025 
 
 
 
  

Notes 
 

2025 
  

2024 

  £  £  £  £ 

Fixed Assets         
Housing Properties 11   9,835,496    9,685,672 

Other Fixed Assets 13   72,025    71,221 

    9,907,521    9,756,893 

         

Current Assets         
Trade and other Debtors 14 37,765    43,400   

Cash and cash equivalents   767,089    791,326   

  804,854    834,726   
Less :         

Creditors: Amounts falling 
  due within one year 

 
15 

 
(157,683) 

    
(223,531) 

  

Net Current Assets 
 

   647,171    611,195 

Total Assets less Current 

Liabilities 

   10,554,692    10,368,088 

         
Creditors: Amounts falling due 

outside one year 

 

16 

 

 

  

(3,602,754) 

  

 

  

(3,647,711) 

         

Total Net Assets     £6,951,938    £6,720,377 

         

         
         

Capital and Reserves         

Called Up Share Capital 17   50    49 
  Restricted Reserves 18   8,115    8,115 

Unrestricted Reserves 18   6,943,773    6,712,213 

    £6,951,938    £6,720,377 

         

         

 
These financial statements were approved by the Board on 9th April 2026 and signed on its behalf by: 
 

 

 
 

 
 

_________________________ 

Chairman: Oliver Lodge 

 

_________________________ 

Board Member: Kai Hughes  

 

_________________________ 

Secretary: James Holland-Leader 
 

 
Regulator of Social Housing No: L0673 

The Co-operative and Community Benefit Societies Registration No:  21444R 
 

The notes on pages 12-23 form an integral part of these financial statements. 
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Masonic Housing Association 
 

Statement of Cash Flows 
  

For the year ended 31st December 2025 

 
 
 
    

2025 
  

2024 

 Notes  £  £ 

Net Cash Generated From 
  Operating Activities 

 
24(a) 

  
420,917 

  
545,061 

      
Cashflows From Investing Activities 24(b)  (445,156) 

 

 (444,662) 

 
      

Cashflows From Financing Activities 24(c)  2  2 

Net Change in Cash and Cash Equivalents    24,237  100,401 
      

Cash and Cash Equivalents at Beginning 

of the year 

 

 

  

791,326 

  

690,925 
      

Cash and Cash Equivalents at end of year   
 

£767,089 
 

 
£791,326 
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Masonic Housing Association 
 

Notes to the Financial Statements 
  

For the year ended 31st December 2025 

 
 
1. Principal Accounting Policies 

 
a. General information 
 The Association is incorporated under the Co-operative and Community Benefit Societies Act 2014 and 

is a private registered provider of social housing, registered with the Regulator of Social Housing under 
the Housing and Regeneration Act 2008.  

 
  The Association’s registered office is stated on page 1. A description of the nature of the Association’s 

operations and its principal activity is disclosed in the Board Report on page 2.  
 
b. Basis of Accounting 

The financial statements have been prepared in accordance with FRS 102, the Financial Reporting 
Standard applicable in the United Kingdom and Republic of Ireland and the Housing SORP 2018 
“Statement of Recommended Practice for registered social housing providers 2018” (“the SORP”). 
Masonic Housing Association is a public benefit entity and applies FRS 102 accordingly.  The accounts 
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 2022. The accounts are prepared on the historical cost basis of accounting. The financial 
statements are presented in Sterling (£). 

 
 c. Going concern 
  The Board has assessed the going concern basis of accounting adopted as part of their responsibilities 

in relation to the financial statements. The Board remain confident that the Association has sufficient 
funds available to satisfy all liabilities as they fall due and committed expenditure.    

 
d. Turnover 

 Turnover represents rental income and service charges receivable, fees and grants from local 
authorities and Homes England, and other income. Turnover is recognised when the significant risks 
and rewards are considered to have been transferred. 

 
 Rental income and service charges receivable are recognised on the basis of the amount receivable for 
the year. Other income is recognised based upon the value of goods or services supplied during the 
period. 

 
e. Housing Properties 

 Housing properties are stated at depreciated cost. The cost of completed housing properties is 
depreciated over the life of the properties. Development costs in connection with the acquisition and 
refurbishment of properties is capitalised. 

 
(i) In accordance with the requirements of the SORP, properties are accounted for on a component 

cost basis with each component being depreciated over its estimated economic life. The principal 
components identified and the depreciation rate applied to each component are set out below: 

 
  No of years 

Main Fabric  100 
Roof Structure  70 
Windows, External Doors & Fire 
Doors 

 30 

Gas Boilers and Fires  15 
Kitchens  20 
Bathrooms/WC’s  30 
Heating, Ventilation, Plumbing  30 
Electrics  40 
Lifts  20 
Other Enhancements  10 
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Masonic Housing Association 
 

Notes to the Financial Statements 
  

For the year ended 31st December 2025 

 
 

1. Principal Accounting Policies (continued) 

 
e. Housing Properties (continued) 
 

(ii) Housing properties in the course of construction are disclosed at cost within work in progress and 

not depreciated until the scheme is completed and the assets brought into use. 
 

(iii) All properties are reviewed for impairment annually and where housing properties have suffered 
a permanent diminution in value, the fall in value is recognised after taking account of any related 

capital grants. 

 
f. Works to Existing Housing Properties 

 The Association capitalises expenditure on housing properties which increases the net rental stream 
over the life of the property.  An increase in the net rental stream may arise through an increase in 

rental income, a reduction in future maintenance costs or a significant extension of the life of the 
property.  

  

g. Social Housing Grant 
 Where developments have been financed wholly or partly by social housing grant, the grant is shown 

in creditors and amortised over the life of the fabric of the building in accordance with the SORP. 
 

 Housing Association grant may be repayable or recycled in the following circumstances: 

 
 (i) If a property is sold 

 (ii) If the development of a property is not completed 
 (iii)  If the use of a property is changed such that it no longer qualifies for grant subsidy 

 

h. Other Fixed Assets 
Other fixed assets (which consist principally of furniture and equipment) continue to be depreciated 

over varying economic lives at annual rates of between 5 and 20%. Computer equipment is depreciated 
at a rate of 33%. 

 
 i. Capitalisation of Interest and Administration Costs 

Interest on loans financing development is capitalised up to the date of completion of the scheme and 

only when development activity is in progress. 
 

Administration costs relating to development activities are capitalised only to the extent that they are 
incremental to the development process and directly attributable to bringing the property into its 

intended use. 

 
 j. Value Added Tax 

The Association is not registered for Value Added Tax. In these Financial Statements, where applicable, 
expenditure is shown inclusive of VAT. 

 
k. Designated Reserves 

Designated Reserves are funds which have been earmarked to be spent for specific purposes. Details 

of these reserves are set out in Note 18. 
 

l. Pension Costs 
The Association contributes to a defined contribution pension scheme operated by the Pensions Trust.  

As the Association’s liability is limited to paying the contributions across to the scheme on a timely 

basis, in accordance with FRS 102, pension costs in these accounts are charged against revenue as 
payments fall due (Note 23). 
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1. Principal Accounting Policies (continued) 
 

l.  Pension Costs 
The Association also has one member in the Pensions Trust Growth Plan, a multi-employer defined 

benefit scheme. It is not possible to identify the share of underlying assets and liabilities belonging to 
individual employers. Where there is a contractual agreement that determines how the deficit will be 

funded, the contributions payable that arise from the agreement to the extent that they relate to the 

deficit, are recognised as a liability in the Statement of Financial Position and the resulting expenses 
in the Statement of Comprehensive Income. The present value of the deficit contributions have been 

included in creditors outside one year. 
 

m.  Debtors 

  Trade and other debtors are recognised at the settlement amount due after any trade discount offered. 
Prepayments are valued at the amount prepaid net of any trade discounts due. 

 
n.  Cash at bank and in hand 

Cash at bank and cash in hand includes cash and short term highly liquid investments with a short 
maturity of three months or less from the date of acquisition or opening of the deposit or similar 

account. 

 
o. Creditors and provisions 

Creditors and provisions are recognised where the Association has a present obligation resulting from 
a past event that will probably result in the transfer of funds to a third party and the amount due to 

settle the obligation can be measured or estimated reliably. Creditors and provisions are normally 

recognised at their settlement amount after allowing for any trade discounts due. 
 

p. Financial instruments 
The association only has financial assets and financial liabilities of a kind that qualify as basic financial 

instruments. Financial assets and financial liabilities are measured at transaction price initially, plus, in 

the case of a financial asset or financial liability not at fair value through the Statement of 
Comprehensive Income, transaction costs that are directly attributable to the acquisition or issue of 

the financial asset or financial liability.  
 

q. Impairment 
Assets, other than those measured at fair value, are assessed for indicators of impairment at each 

reporting date. If there is objective evidence of impairment, an impairment loss is recognised in the 

Statement of Comprehensive Income as described below. 
 

2. Key Sources of Estimation Uncertainty and Judgements 
 

The preparation of Financial Statement requires the use of estimates and assumptions that affect the amounts 

reported for assets and liabilities as at the balance sheet date and the amounts reported for income and 
expenses for the year. Although these estimates and associated assumptions are based on historical 

experience and the management’s best knowledge of current events and actions, the actual results may 
ultimately differ from those estimates. The estimates and underlying assumptions are reviewed on an on-

going basis. 
 

Critical judgements in applying the Associations accounting policies 

 
The following are the critical judgements, apart from those involving estimations (which are dealt with 

separately below), that the Board has made in the process of applying the Association’s accounting policies 
and that have the most significant effect on the amounts recognised in the financial statements. 
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2. Key Sources of Estimation Uncertainty and Judgements (Continued) 

 
Identification of cash generating units for impairment testing 
 
For impairment purposes, as explained in the accounting policies, housing properties are grouped into schemes 

which reflects how the properties are managed.  

 
Recoverable amounts are based on either future cash flows or, for assets held for their service potential, 

depreciated replacement cost. The assessment of whether an asset is held for its service potential is a matter 
of judgement and in making that judgement the Board considers the current use of the asset and the expected 

future use of the asset. If the asset is unable to be let in its current condition or is not being used for a social 
purpose, either now or in the foreseeable future, it is assessed as not being held for its service potential.  

 

Recoverable amount for assets held for their service potential is assessed as the depreciated replacement cost 
which is the lower of (a) the cost of purchasing an equivalent property on the open market; and (b) the land 

cost plus the rebuilding cost of the structure and components. The Association has no history of acquiring or 
selling properties from or to other registered providers and the Board considers that there is no active market.   

 

Identification of housing property components  
 

The Association accounts for its expenditure on housing properties using component accounting.  Under 
component accounting, the housing property is divided into those major components which are considered to 

have substantially different useful economic lives. Judgement is used in allocating property costs between 
components (land, structure, kitchens, bathrooms etc) and in determining the useful economic lives of each 

component.   

 
Housing property depreciation is calculated on a component by component basis. The identification of such 

components is a matter of judgement and may have a material impact on the depreciation charge. The 
components selected are those which reflect how the major repairs to the property are managed. 

 

Key sources of estimation uncertainty 
 

The estimates and assumptions which have the most significant effect on amounts recognised in the financial 
statements are discussed below: 

 

Useful lives of depreciable assets 
Management reviews its estimate of the useful lives of depreciable assets at each reporting date based on the 

expected utility of the assets. Uncertainties in these estimates relate to ‘technological obsolescence’ with 
regard to IT equipment/software and any changes to decent homes standard requiring frequent replacement 

of components.  
 

Impairments of social housing properties held for their service potential  
The cost of purchasing an equivalent property on the open market is estimated based on the sale prices for 
similar properties in or near the same location.  

 
The rebuilding cost of structures and components is based on the current build costs, based on either current 

building contracts or market data (being primarily construction indices) applied to the relevant building size 

and type.  
 

Amortisation of government grants 
Government grants received for housing properties are recognised in income over the useful life (as 

identified for the depreciation charge) of the housing property structure (excluding land), on a pro rata basis 
under the accrual model.  
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2 Key Sources of Estimation Uncertainty and Judgements (Continued) 
 

Key sources of estimation uncertainty (Continued) 
 
Bad debt provision 
The rent arrears balance recorded in the Association’s Statement of Financial Position comprises a relatively 

large number of small balances.  A full line by line review of trade debtors is carried out at the end of each 

month.  Whilst every attempt is made to ensure that the bad debt provisions are as accurate as possible, 
there remains a risk that the provisions do not match the level of debts which ultimately prove to be 

uncollectible. 
 

3.  Particulars of Turnover, Operating Expenditure and 

  Operating Surplus 
 

                                     2025                               _____                
       

  

Turnover 

Operating 

Expenditure 

Other Operating  

Surplus 
 £ £ £ £ 

 
Social Housing Lettings 

 
1,781,483 

 
(1,584,997) 

 
- 

 
196,486 

 
Activities other than Social Housing: 

   

    

Other  19,340 - - 19,340 
     

Loss on disposal of 
housing properties 

- - - - 

     

 £1,800,823 £(1,584,997) £- £215,826 

 
 

                                     2024                               _____                

       
  

Turnover 

Operating 

Expenditure 

Other Operating  

Surplus 
 £ £ £ £ 

 

Social Housing Lettings 

 

1,701,485 

 

(1,491,258) 

 

- 

 

210,227 
 

Activities other than Social Housing: 

   

    

Other  14,004 - - 14,004 

     
Loss on disposal of 

housing properties 

- - - - 

     

 £1,715,489 £(1,491,258) £- £224,231 
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4. Income and Expenditure from Social Housing Lettings 

 
 2025  2024 
Sheltered Housing £  £ 

Rent receivable net of identifiable service charges  1,016,415  955,000 

Service charge income 720,036  701,453 
Amortised government grants 45,032  45,032 

Rental Income & Turnover from Social Housing Lettings 1,781,483  1,701,485 

Management 318,826  277,143 
Service charge costs 640,292  600,000 

Bad debts -  (1,167) 
Routine maintenance 204,577  205,229 

Planned maintenance 127,957  134,135 

Depreciation of housing properties   291,586  270,978 
Additional depreciation on disposal 1,759  4,940 

Operating Expenditure of Social Housing Lettings 1,584,997  1,491,258 

    

Operating Surplus on Social Housing Lettings £196,486  £210,227 

    
Void losses in the current year amounted to £30,131 (2024: £41,887).  

 
5. Directors’ Emoluments 
 

Members of the Board are defined as Directors and constitute the Association’s key management personnel. 

None of the Directors, received any emoluments.   

 
  

 2025  2024 
 £  £ 

The total expenses reimbursed to the Directors not chargeable to  
United Kingdom Tax amounted to: 

 
£7,939 

 
 

£6,917 

 
6. Employee Information 
 

 2025  2024 
The average weekly number of persons employed during the year 

was - 
No.  No. 

    
Scheme Managers and Domestics 7  7 

    

The average full-time equivalent, based on a 35-hour week, number 
of persons employed during the year was - 

   

    

Scheme Managers and Domestics 6  6 

    
 2025  2024 

 £  £ 
Staff Costs (for the above persons) 162,127  162,816 

Social Security Costs 9,138  9,541 

Pension Costs 5,212  4,109 

 £176,477  £176,466 

 

 No employee earned in excess of £60,000 per annum.  
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7. Interest Receivable and Other Income 

 2025  2024 
 £        £       

Bank Deposit Interest £15,732  £17,499 

    

 
 
8. Interest Payable and Similar Charges 

 
 2025  2024 

 £  £ 
Interest payable on housing loans £  -  £  - 

    

 
 
9. Surplus on Ordinary Activities before Taxation 

 

 2025  2024 

 £  £ 
Surplus on Ordinary Activities before Taxation is stated  
 after charging - 

   
 

Depreciation – Furniture and Equipment 16,917  20,869 

Depreciation – Property 293,345  275,918 
Auditors’ Remuneration (excluding VAT)    

  In their capacity as Auditors 10,609  9,945 
  For other Services   -    - 

 
 
10. Taxation 

 
Masonic Housing Association is an exempt charity and is, therefore, exempt from liability to taxation on its 

income and capital gains. 
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11. Fixed Asset Housing Properties 

    
  

Freehold 
 Long 

Leasehold 
  

2025 
  

2024 
 £  £  £  £ 

Cost :        
At 1st January 2025 7,301,256  5,171,471  12,472,727  12,069,428 
Additions  196,016  247,153  443,169  453,714 
Disposals during the year -  (17,588)  (17,588)  (50,415) 

At 31st December 2025 7,497,272  5,401,036  12,898,308  12,472,727 

        
Less:        
Depreciation        
At 1st January 2025 1,628,742  1,158,313  2,787,055  2,561,552 
Charge for the year 161,756  129,830  291,586  275,918 
Eliminated on component 
replacement -  (15,829)  (15,829)  (50,415) 

At 31st December 2025 1,790,498  1,272,314  3,062,812  2,787,055 

        
Net Book Value £5,706,774  £4,128,722  £9,835,496  £9,685,672 

        

 
 Freehold properties include the land element amounting to £465,914 (2024: £465,914). 
 

Total costs of maintenance charged to the Statement of Comprehensive Income amounts to £332,534 (2024: 
£339,364). 
 
Freehold properties at cost include capitalised interest of £1,655. 
 

 

12.  Capital Grants 
     

2025 
  

2024 
    £  £ 
Aggregate Amount Received:       

At 1st January 2025    4,503,353  4,503,353 
Additions    -  - 

At 31st December 2025    4,503,353  4,503,353 

       
Released to Income & 
Expenditure on Disposal of 
Components: 

   
 

 
 

At 1st January 2025    (810,609)  (765,577) 
Released in the Year    (45,032)  (45,032) 
       

At 31st December 2025    (855,641)  (810,609) 

       
Social Housing Grants Carrying 
Value: 

   
 

 
 

At 31st December 2025    £3,647,712  £3,692,744 

       
To be released within one year    45,033  45,033 
To be released in more than one year    3,602,679  3,647,711 
       

  
The aggregate amount of capital grants received comprises Social Housing Grants of £4,503,353. 
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13. Other Fixed Assets 

     
2025 

  
2024 

    £  £ 
Furniture and Equipment:       

Cost:       

At 1st January 2025    272,629  352,592 
Additions    17,721  8,447 

Disposals    -  (88,410) 

Balance at 31st December 2025    290,350  272,629 

       

Depreciation:       
At 1st January 2025    201,408  268,949 

Charge for the year    16,917  20,869 

On disposals    -  (88,410) 

Balance at 31st December 2025    218,325  201,408 

       

Net Book Value:       

At 31st December 2025    £72,025  £71,221 

       
14. Debtors 

 2025  2024 

Amounts falling due within one year £  £ 
    

Arrears of Rent and Service Charges 8,977  12,408 
Less: Provision for Doubtful Debts (2,662)  (2,662) 

 6,315  9,746 

    
Prepayments and Accrued Income 31,450  33,654 

    

 £37,765  £43,400 

 
15. Creditors: Amounts falling due within one year - 

  2025  2024 
 £  £ 

Trade Creditors 63,564  102,145 

PAYE and Social Security -  - 
Rent Prepaid 16,732  23,588 

Accruals and Deferred Income 32,288  52,756 
Defined Benefit Pension Deficit Funding Liability 66  9 

Capital Grants (Note 12) 45,033  45,033 

 £157,683  £223,531 

    
16. Creditors: Amounts falling due outside one year - 
 

 2025 2024 
 £  £ 

Capital Grants (Note 12) 3,602,679  3,647,711 

Defined Benefit Pension Deficit Funding Liability 75  - 

 £3,602,754  £3,647,711 
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17. Called Up Share Capital 

 2025  2024 
 £  £ 

Each member of the Association holds one share of £1 in the 
 Association 

   

Allotted, Issued and Fully Paid :    

At 1st January 2025 49  47 
Issued during the year 2  2 

Surrendered during the year (1)  - 

At 31st December 2025 £50  £49 

 
The Shares provide Members with the right to vote at General Meeting, but they do not provide any rights to 
dividends or distributions if the Association is wound up or dissolved.  When a shareholder ceases to be a 

shareholder, his or her share is cancelled.  The amount paid up becomes the property of the Association. 
 

18.   Unrestricted Reserves  

L.G. 
Porter 

Restricted 
Reserve 

  

Donations 
Designated 

Reserve 

  

Income and 
Expenditure 

Reserve 

  

 
Total 

 £  £  £  £ 

        
Balance at 1st January 2025 8,115  65,838  6,646,375  6,720,328 

        
Income -  10,500  1,806,057  1,816,557 

        
Expenditure  -  (10,500)  (1,574,497)  (1,584,997) 

        

Transfers between funds -  -  -  - 
        

Balance at 31st December 2025 £8,115  £65,838  £6,877,935  £6,951,888 

 
Donations Reserve 
This represents donations received from Masons which have been designated to be spent on the tenants. 

£10,500 was received in the year from Masonic Lodges which was put towards the costs of the Association’s 
50th anniversary celebrations during the year. 

 

L.G. Porter Restricted Reserve 
The Reserve includes £8,115 received from the estate of L.G. Porter, the capital of which must be retained, 

whilst the income derived therefrom can be expended to assist elderly Masons living in their homes.  

 
19. Capital Commitments  

 2025  2024 
 £  £ 

Capital Expenditure that has been contracted for but has not 
been provided in the Financial Statements £132,694  £Nil 

    

Capital Expenditure that has been approved but not 
contracted for 

£274,328  £493,160 

 
 Capital expenditure is to be financed from cash flows from operations and existing cash balances.  
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20. Contingent Liabilities 
 

Total SHG received by the Association at 31st December 2025 amounts to £4,503,353, £855,641 of which has 
been released to the Statement of Comprehensive Income. Should the schemes be sold or another relevant 

event occurs, the whole of the SHG could become repayable to the Regulator of Social Housing, or recyclable 

to a Recycled Capital Grant Fund and in this event up to £855,641 of this would form a charge against the 
Association’s Statement of Comprehensive Income. 

 
Whilst Masonic Housing Association currently only contributes to a defined contribution pension scheme, 

certain aspects of the scheme have defined benefit attributes. An employer debt on withdrawal therefore 

arises which was estimated at £5,191 at 30th September 2021. The Association currently has no intention of 
withdrawing from the scheme. In accordance with FRS 102, the deficit funding liability of the scheme is shown 

in creditors. 
 

21. Housing Stock 

 
The number of units of Housing under Development and in Management at 31st December 2025 and 2024 

was: 
 

 Units under       
Development     

 Units under     
Management     

 2025  2024  2025  2024  

Social Housing Accommodation        

Sheltered Housing -  -  192  192 

  
  

All sheltered housing is let at social rents. The association had no additions or disposals of units in management 

during the year. 

 
22. Related Party Transactions 

 
The administration of the Association’s affairs, including maintaining the accounting records, has been 

outsourced to Knox Cropper LLP. A Partner of Knox Cropper LLP serves as Secretary to Masonic Housing 

Association. During the year Knox Cropper LLP charged a management fee of £147,372 (2024: £142,848) and 
£7,852 for other services.  £13,266 was owed to Knox Cropper LLP at the year end. 

 
A member of the Board is also Chair of the Board of Masonic Mutual Limited. During the year Masonic Mutual 

Limited charged insurance costs of £33,131 and £5,271 was owed to Masonic Mutual Limited at the year end.  
 

Expenses reimbursed to members of the board are disclosed in aggregate in Note 5 to the accounts. 
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23. Pension Costs 
 

 The Association operates a defined contribution pension scheme for members of staff who elect to join with 
contributions being made by both employer (at 6% of pensionable salary) and employees (at 4%). The assets 

of the scheme are held separately from those of the Association in an independently administered trust (The 
Pension Trust). Pension costs charged represent contributions payable by the Association to the Trust. Total 

defined contribution pension costs in the current year amounted to £4,328 (2024: £4,106).  

 
 In addition, the Association has one member in the Pensions Trust Growth Plan, which the Association under 

FRS 102 is required to include the present value of deficit contributions under the scheme. In 2025 this 
amounted to £141 (2024: £9). These amounts have been included in creditors outside one year. The debit to 

the Statement of Comprehensive Income amounted to £257. 

 

 
24. Notes to the Statement of Cash Flows  

 2025  2024 

 £  £ 

a. Net Cash Flow from Operating Activities     
 Surplus for the year 231,560  241,730 

 Interest Receivable (15,734)  (17,499) 
 Cancellation of shares (1)  - 

 Depreciation  310,262  296,787 
 Recognition of Capital Grants (45,032)  (45,032) 

 (Increase)/Decrease in Debtors  5,635  (9,945) 

 Increase/(Decrease) in Creditors  (65,773)  79,020 
 Loss on disposal of assets -  - 

 Net Cash inflow from Operating Activities £420,917  £545,061 

    
b. Cashflow from Investing Activities     

 Interest Received 15,734  17,499 

 Improvement to Housing (443,169)  (453,714) 
 Purchase of Other Fixed Assets (17,721)  (8,447) 

 £(445,156)  £(444,662) 

    

c. Cashflow from Financing Activities     
 Issue of Shares 2  2 

 £2  £2 

 
 

 At 1st 

January 2025 

  

Cashflows 

 Other 

Changes 

 At 31st 

December 2025 
d. Analysis of changes in net 

debt 
       

 Cash at Bank and In Hand 791,326  (24,237)  -  767,089 

 Net Cash/(Debt) £791,326  £(24,237)  £  -  £767,089 

        

 


