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East Midlands Housing Group Limited
YearataGlance
For the year ended 31 March 2026

embh Group is the trading name of East Midlands Housing Group Limited.

Reinvestment’

2026 9.8%
2025 9.6%

/ Headline Social \ ,
Housing N Surplus for the
S = year?

Cost per Unit?
2026 £17.0m
2026 £4,612
_ o \ 2025 £14.8m

2025 £4,573

2026

Performance NewUnlts

Number of Units \ Developed in

in Management Ove rV| ew Year
2026 22,800 2026 425
2025 22,466 r 2025 441

Operating Operating
Margin (inc Margin®
sales) (exc sales)

2026 26.6% 2026 21.0%
2025 25.5% 2025 20.3%

1 Definition taken from “Sector Scorecard”. Expenditure on development of new properties, capitalised interest and capitalised major repairs divided

by total housing properties at cost.
2 Operating surplus less interest, financing costs and taxation and before pension scheme movement per Statement of Comprehensive Income.

3 Operating surplus less surplus on disposal of tangible fixed assets divided by turnover.
4 Definition taken from “Sector Scorecard”. Social housing costs divided by closing social housing units in management
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

The Board of East Midlands Housing Group Limited (the Association; emh Group) is pleased to present its
financial statements for the year ended 31 March 2026. The Group comprises the parent company and
wholly owned subsidiaries as set out below.

Background

emh Group started its life as a traditional housing association in 1946 and has since established itself as
one of the leading providers of affordable housing in the East Midlands region. The Group manages over
22,000 properties across 49 different local authorities and provides over 11,000 hours of care and support
to vulnerable and disabled people each week.

The Group describes itself as “profit for purpose”, signifying its commitment to demonstrating an
increasingly commercial mind-set to its activities, with a focus on efficiency, value for money and sweating

its assets in order to deliver its social purpose.

About the Group
The chart below shows the structure of the group.

elh

East Midlands Housing
Group Limited Sharpes
Emh ;[_eé\sury Garden Services
Limited
Emh Housing and : Emh Care
Regeneration and Support
Limited Limited

Midlands Emh Development
Rural Housing Company Limited
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

East Midlands Housing Group Limited (trading as emh Group)

Registered Provider under the Co-operative and Community Benefit Society Act 2014 (non charitable)
Sets the strategic direction for the Group and provides a range of support and development services to
subsidiary companies.

emh Housing & Regeneration Limited (trading as emh Homes)

Registered Provider under Co-operative and Community Benefit Society Act 2014 (charitable)

Formed in 2013 as the result of the amalgamation of four independent housing associations. Provides
landlord services to circa 20,000 mixed tenure properties across the region. Also leads the Quantum
Development Consortium which is an investment partner with Homes England (previously the Homes and
Community Agency).

emh Care & Support Limited

Company Limited by Guarantee under the Charities Commission

Provides landlord and day care services to adults with learning disabilities and other vulnerable people.
Delivers circa 11,000 hours of care and support each week within a supported living, registered care and
nursing home environment.

Sharpes Garden Services Limited
Company Limited by Shares (non-charitable)
Provides garden maintenance and landscaping services within the Group.

Midlands Rural Housing & Village Development Association Limited
Non-registered Provider under the Co-operative and Community Benefit Society Act 2014 (non charitable)
Provides specialist management services to four independent rural housing associations.

emh Development Company Limited
Company Limited by Shares (non-charitable)
Provides Design and Build Services to the Group.

emh Treasury PLC

Public Limited Company
A special purpose vehicle set up primarily to raise funds through the Debt Capital Markets.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

Corporate Mission and Aims
The Group strives to “provide housing and care to improve opportunities for people”. This is
underpinned by our corporate values: -

o Integrity We work to the highest ethical standards.
e Diversity We respect others for who they are.
e Openness We are honest and straight forward.

e Accountability We are accountable to and influenced by our customers.

e Clarity We are clear about what we are here to do and why.

Excellence We strive to be the best in everything we do.

Future Plans

Now in the third year of our Better Housing and Care Strategy and Business Plan 2023-2026, our mission
and values wrap around and drive this whole plan. We exist to provide homes and care to improve
opportunities for people, and we pledge to do the basics brilliantly and keep on getting better. The
values that underpin everything we do are unchanged. We stand for and pursue integrity, diversity,
openness, accountability, clarity and excellence.

A range of metrics have been developed to measure our journey towards the strategic goals and vision.

We recognise that the sector we operate in is under more focus and scrutiny than ever before. We face
increased demand, rising expectations, greater scrutiny, and financial pressures at a time of global
insecurity and uncertainty. Our response is strong and simple: to do things better and to prepare for the
future. Our ‘emh working principles’ are now embedded within our Strategic Business Goals.

Resilience

We continue to focus on our 3 year business plan to give greater certainty and control over our business
moving forward. The impact of inflation and economic insecurity, wars, climate change, demographics
and artificial intelligence make it much harder to predict events and market conditions than before. The
UK is also going through profound political upheavals at local, regional and national levels.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

We want to do the basics brilliantly and have identified 10 strategic priorities to achieve this.

Achieve strong and effective governance

Build new homes under the Strategic Partnership

Deliver repairs & customer services that are fit for purpose

Strengthen customer voice with a new Resident Influence Committee

Collate comprehensive stock information to inform asset management decisions
Ensure provision of reliable & secure data on homes, customers & people

Develop robust processes to ensure compliance with Health & Safety requirements
Review care services & assets to deliver effectiveness & viability

Develop staff culture to support EDI, welling and psychological safety

Review financial plan to meet liquidity requirements, deliver VfM and ensure sufficient headroom in our
covenants.

. Homes

A safe, secure and affordable home is the foundation for a happy, healthy and successful life. We will
continue to provide homes that are comfortable, well maintained, closely managed and kind to the
environment. We will continue to help prevent and respond to homelessness.

We have updated our customer service strategy with a focus on right first time. We will actively seek to
improve satisfaction, address complaints effectively and produce less waste;

We are streamlining our services through to maximise value for money and efficiency from our in house
maintenance team;

We will review our service delivery model to reflect the priorities in the Better Social Housing Review,
allowing colleagues to be a stronger and more visible presence in our local areas and communities;
Having developed a ‘Lets Influence Strategy’ we will bring colleagues and customers together to improve
homes, care and services;

We will embed the 3R’s brand voice, Resolute, Respectful and Reliable, into our communication with
customers to achieve a consistent style and standard;

We are committed to meeting the updated Decent Homes Standard and ensuring that every property has
an Energy Performance Certificate rating of at least C by 2030;

We are active members of Homes for Cathy and will continue to deliver our Homelessness Strategy.

Care

The long-term funding and sustainability of social care for people in later life and those with
disabilities or who need extra support for any other reason remains one of Britain’s biggest
challenges. Our care business needs to be financially viable and meet the highest standards of
performance, quality and compliance.

We will continuously monitor the quality and compliance of our services, ensuring they remain safe,
effective, caring, responsive and well led;

We will continue to build mixed tenure, Extra Care schemes including provision for working age people;
We will improve financial viability of the Care Business, generating sustainable surpluses, and
demonstrating strong budgetary controls within a delegated framework ensuring our assets meet all
required standards and are fit for purpose;

We will address the people resource and skills gap within the business, deliver higher retention rates and
lower employee turnover; introducing an effective people management and training matrix; and highly
productive, motivated and engaged colleagues;
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

We will ensure all care records are digitised;
We will draw on our experience and expertise in care to lead on safeguarding compliance for all customers
and colleagues.

. People

Housing and Care are people businesses. Systems and processes are important too, but it’s the
motivation, engagement and skills of people that make the right things happen. We’ll continue to
invest in our culture, customers and colleagues to get the best for and from everyone involved in our
business.

We will develop inclusive leadership that champions agility and change readiness;
We will plan ahead to ensure smooth succession in our board and committees;

We will continue to ensure that all line managers are trained coaches;

We will embed an inclusive culture using the Cultural Values Assessments;

We will continue to invest in our aspiring leaders and managers programmes;

We will develop a revised Equality, Diversity and Inclusion People Strategy;

We will continue to support colleagues with the Employee Assistance Programmes.

Growth

Our business cannot and will not stand still. While striving to do the basics brilliantly, we will
continue to provide up to 500 new homes in each year of this plan. As a Homes England Strategic
Partner we’ll make the best use of grants, private finance and partnerships to build a mix of
affordable homes to meet a wide range of needs in both urban and rural communities.

We will continue to build new properties in close partnership with the local authorities;

We will further strengthen our strategic partnership with Homes England;

We will provide a professional sales and after sales service to all customers;

We will work toward all new homes adhering to the Future Homes Standard and at least an EPC rating of
C;

We will build at least 2 mixed tenure Extra Care and a range of supported living schemes.

. Business Resilience

Inflation, cost-of-living and interrupted supply chains create new risks to our stability, which we
expect to continue. We need to be a financially secure and efficient business with good data, and
that’s focused on value for money and being ready for whatever the future brings.

We will ensure sufficient liquidity and funding to meet growth objectives whilst maintaining our financial
strength with sufficient financial headroom;

We will maintain our A rating from Standard & Poor’s;

We will develop a Financial Plan that includes decarbonisation and safety requirements, with clear stock
condition costs which ensures covenant compliance;

We will raise new finance in line with the Treasury Strategy and review existing loans to look for
opportunities for cost savings;

We will continue to develop data systems and governance that provide one version of the truth with
effective dashboard reporting of key performance indicators.

A copy of the full Business plan with key measures of success can be found at www.emh.co.uk
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East Midlands Housing Group Limited
Strategic Report
qu the year ended 31 March 2026

Leadership and Governance

The Group Board’s role is to set the strategic direction, uphold the values and provide the framework for
decision making, performance improvement and standards of customer services. Delivery of the Business
Plan is delegated to the subsidiary Boards and day-to-day leadership is delegated to the Group Chief
Executive and Executive Leadership Team.

Strong leadership is pivotal to delivering high quality services. Our Board are carefully selected to bring a
diverse range of skills and expertise in the areas that the Association operates, and Board Members are
subject to an individual annual appraisal. The Board meets at least four times a year and are committed
to continued board development.

On an annual basis we carry out a review of the effectiveness of our board, and this is independently
reviewed every three years and is next due in 2027. The association has adopted the National Housing
Federation 2020 Code of Governance and is fully compliant with the Code with the exception that the Chair
of emh Group served a period of 9 %2 years, in order to ensure continuity following the retirement of the
Chief Executive. A new Group Chair was appointed in April 2026. Emh Group has continued to maintain
its G1 grading for Governance from the» Regulator of Social Housing and can confirm it is compliant with
the Governance and Financial Viability Standard of the Regulator of Social Housing

Throughout 2025/26 our customers played a key role in shaping and influencing service delivery, policy
making and strategy. The Resident Influence Committee is a well-established sub-committee of emh
Group Board, with the resident Chair of the Committee being a full member of both emh Group and emh
Homes Board. This provides further assurance that the Board is hearing the voice of the customer. In
addition, the Resident Scrutiny Panel regularly presents its findings directly to emh Homes Board.

Board membership, remuneration and attendance

Name and Remuneration Board Member Audit Committee Treasury Committee Remunerat Board Meeting
ions & Attendance
Governanc
e
Committee
Paul Casey i * 1
£15,877.05 ] i 6/7
Margaret Coward L 2
£15,810.36 7/7
Shabir Ismail L 2
£12,179.76 6/7
Chandrakant Kataria® ¢
Paid as an executive 3/4
Patricia McCabe L 2 L 2
£15,810.36 Vice-Chair Chair 6/7
Roger Merchant 3 *
£12,355.45 Chair 6/7
Gail Puttock
£12,179.76 5/7
David Russell** L 2 *
£26,850.60 Chair Chair a/7
Anne Chapman
£12,671.75 77
Andrew Murtha*** *
£6,095.10 a/a

* Chan Kataria Retired 31 Oct 2025
** David Russell Stood down 31 Mar 2026
***Andrew Murtha joined the Board as a Co-Opted Member 1 Jul 2025; appointed as full Board Member 1 Jan 2026

Page 9



East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

Business Review and Operating Environment

The year has been significant for emh, marked by both continuity and change. It included the retirement
of Chan Kataria after twenty-one years as Chief Executive, leaving a strong legacy of purpose, values and
sector leadership. As we move forward, we remain guided by our mission to provide housing and care that
improves opportunities for people, while maintaining the financial resilience and operational discipline
required to invest for the long term.

emh Group provides housing and care services across the East Midlands, managing around 22,800
properties, with turnover of £158.1 million and approximately 1,100 colleagues. Our scale, local
concentration and group structure give us depth and versatility across general needs housing, specialist
rural provision, care and support, and development activity. This enables us to remain close to customers
and communities while responding to changing needs and expectations.

Our 2023-2026 Business Plan set a clear ambition to focus on doing the basics brilliantly. During the year
this focus supported meaningful progress, including improved resident satisfaction, stronger operational
grip, continued investment in existing homes, the delivery of new affordable homes and a more focused
approach to equality, diversity and inclusion.

A renewed focus on the customer has been central to this progress. We introduced the What Matters
Framework, co-designed with residents, which commits us to four clear principles: we listen, we act, we
acknowledge and we respond. This framework is helping to ensure that services are shaped by resident
priorities and that customer voice is visible in decision making.

Operational improvement has been visible in a number of areas, including stronger call centre
performance, better complaint handling, rising repairs satisfaction, positive care inspection outcomes,
high satisfaction with new-build homes and consistently strong results for Midlands Rural residents.
Tenant Satisfaction Measures show an improving trend, while also highlighting the need to respond more
quickly and simplify the way customers access services.

We continued to work closely with engaged customer groups, using their insight and challenge to shape
service improvements. This included progress on digital access and automation, customer wellbeing
support, accessibility and translation, safeguarding, support for neurodiverse customers, new WhatsApp
and Facebook channels, video triage and customer call-back arrangements. These changes support
better access, clearer communication and more responsive services.

The external environment remains complex. Government policy on rent setting, capital investment,
consumer regulation, building safety and affordable housing supply continues to shape our operating
context. A longer-term rent settlement, the new Affordable Homes Programme and Warm Homes
initiatives create opportunities for more confident planning, but must be balanced with affordability for
customers, delivery capacity and the need to maintain financial sustainability.

The shortage of affordable homes remains acute across the communities we serve. We have continued to
build and acquire new homes, supported by our Strategic Partnership with Homes England, while taking a
disciplined approach to development. We prioritise schemes that meet housing need, deliver value for
money and can be funded without compromising investment in existing homes and services.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

Building safety, compliance and asset quality remain core priorities. The enhanced legislative and
regulatory framework have increased requirements around inspection, assurance, remediation and
reporting, particularly in relation to fire, gas, electrical, asbestos, lift and water safety. We continue to
invest in the safety, warmth and quality of our homes, supported by robust monitoring, governance and
long-term investment planning.

The macroeconomic environment continues to affect our plans. Higher interest rates, elevated cost
bases, development cost volatility, supply chain pressures and customer affordability challenges all
increase pressure on resources. Although inflation has moderated from recent peaks, costs remain above
historical levels and continue to affect repairs, maintenance, investment works, development and the
households we serve.

Maintaining financial resilience, liquidity and disciplined cost control is therefore essential. Our stress
testing confirms that, while short-term performance may fluctuate, our long-term financial viability
remains strong. We continue to maintain sufficient committed funding and headroom against covenant
requirements, with key risks actively monitored through our risk management framework and embedded
within financial planning.

Our Environmental, Social and Governance strategy reflects our role as a place-based organisation and a
member of PlaceShapers. Activity during the year continued to focus on inclusion, sustainability,
community impact and responsible investment, including the increasing investment required to meet
decarbonisation, building safety and regulatory requirements over the life of the long-term financial plan.
Our colleagues remain central to delivery. We retained Investors in People Gold accreditation,
demonstrating our commitment to colleague development, leadership capability and cultural
transformation. We continue to invest in skills, flexible working, coaching and talent development to
support performance and resilience across the organisation.

Delivering value for money remains central to our approach, with an ongoing focus on efficiency, cost
control and maximising the impact of our resources. Strong performance from our Income team enabled
us to broadly achieve our year-end arrears target, and robust property sales supported financial
performance during the year.

We retained a V2/G1 rating from the Regulator of Social Housing, reflecting strong governance and
financial resilience, alongside a compliant C2 consumer standard rating with an agreed improvement plan
to achieve C1. We also maintained our single A, Stable Outlook, credit rating from Standard & Poor’s,
recognising the strength of our long-term strategy and the wider pressures facing the sector. During the
year, a self-referral was made to the Regulator in relation to the ageing classification of rental accounts
inherited from an organisation that joined the Group in previous years. Upon identification of the issue,
prompt corrective action was taken, supported by comprehensive communication with all affected
parties. Followingits review, the Regulator was satisfied that the Group had responded appropriately, with
effective remedial measures implemented to prevent recurrence. Consequently, no regulatory action was
taken.

Our Care and Support service plays a vital role in supporting adults with learning disabilities, people
experiencing mental health challenges and older people. The service has stabilised and has clear growth
potential, although rising costs and resource pressures continue to require careful management. We
remain committed to financially sustainable services that do not compromise safety, quality or customer
wellbeing.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

Looking ahead, we will continue to improve service charges, strengthen customer supp'ort, grow our care
business where demand and viability are clear, improve communications and enhance our response to
antisocial behaviour. As we approach our 80th year, we are developing a new Corporate Plan focused on
quality homes, better customer experience and strong, vibrant communities. We have a proud legacy, but
our focus is firmly on the future and on continuing to make a lasting difference for the people and
communities we serve.

We have had a successful year being shortlisted for or winning many prestigious awards including;

° National Poverty & Vulnerable Customer Support at Energy Efficiency Awards — 2" place.
° National Housing Association of the year at Energy Efficiency Awards - 3“ place.

° Gold award for Customer Satisfaction for new homes.

° Winners of David Tovey Award for GEM Graduates Independent Futures Project.

° Shortlisted for Community Impact Project of the year at People in Housing Awards.

Looking ahead, emh will continue to navigate a careful path between investing in existing homes, improving
customer experience, meeting regulatory expectations, delivering new affordable homes and safeguarding
financial resilience. Strong governance, effective risk management, clear prioritisation and a continued
focus on what matters most to residents will be central to our response to the operating environment.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

Risk Management

GROWTH AND BUSINESS DEVELOPMENT

Unable to deliver the development programme
Lack of affordable land, increasing building costs
and a market downturn ultimately reduces our
ability to meet development programme
objectives.  Withdrawal of Homes England
Funding in the event of non-compliance with the
Consumer Standards

We have stress tested our financial plan for changes in
the development programme;

We have a Development Strategy and a Marketing
Strategy;

We have a Development Monitoring Group;

We work in partnership with Homes England;

We investigate new products and joint ventures;

We have revised financial parameters in place;

We have developed a contractor insolvency risk map.

BUSINESS AND FINANCIAL RESILIANCE

Insufficient liquidity and unstable financial
viability

Weak economic conditions with high inflation
and interest rates causing increases in operating
costs leading to breach of covenants. Failure to
deliver and demonstrate thatvalue for money has
been achieved. Introduction of a rent cap.

We have a robust Financial Planning and Budgeting
process;

We have a Value for Money Strategy and unit cost
analysis;

We have a programme of Efficiency Gains;

We carry out robust stress testing;

We have a recovery plan;

We have a Treasury Policy/Strategy;

Noncompliance with Health & Safety
requirements

Failure of leaders to identify risks and adequately
prioritise and embed robust health and safety
policies, procedures, systems and reporting into
the everyday culture and activities of the
organisation. Failure also of those who operate

on our behalf, putting the health and safety of

employees, customers, and the wider public at

risk of harm.

The Health & Safety policy is reviewed annually;

We have a dedicated Health & Safety governance and
structure;

We have a trained in-house Health & Safety team;

We have an annual Health & Safety Learning &
Development Plan;

We have an ISO45001 action plan;

We ensure safe systems of work & risk assessments.

Failure to maintain reliable and secure data
Lack of robust data and systems across the
business leading to data integrity issues. Loss of
data or disruption to ICT service as a result of
cyber-attacks. Financialloss due to cyber-attack
related fraud.

We have backup solutions and disaster recovery;

We have Cyber Essentials Plus accreditation;

We have external penetration testing of systems;

We have technical solutions and ICT infrastructure;
We carry out Internal audit and continuous assurance;
Multifactor authentication implemented.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

PEOPLE AND ORGANISATIONAL DEVELOPMENT

Ineffective governance
Increased  wider regulatory
Weaknesses in internal controls. Inability to attract
skilled and diverse Members leading to ineffective
leadership and failure to appropriately drive the
organisation’s social purpose, culture, mission
and values or to embed resident focus in its
decision making and safeguard the reputation and
long term financial viability.

requirements.

Governance structure including R&G committee
Independent committee members;

Adopted NHF Code of Governance;

Board remuneration (with exception of c&s);

Board membership, recruitment and succession
policy & skills register;

Annual review of board effectiveness;

Board Diversity Champion;

Risk and Assurance framework;

Regulatory Compliance Reviews & Rents Group;
2020 Code of Governance annual compliance
check;

We have developed a succession plan;

We have developed an ESG framework.

Unable to achieve the organisation’s strategic
objectives through our people

Failure to recruit, develop and retain a skilled,
competent and diverse workforce, and to develop
the leadership skills required to meet the
organisation’s changing needs, whilst maintaining
a positive values-driven culture where people are
engaged and committed.

We have a People Strategy;

We have a team training in Organisational Design
techniques;

We have a Communications Strategy;

We have a Learning & Development Strategy;

In place are Consultative Committees & Union
recognition agreements;

Remunerations & Governance Committee;

We hold exit interviews;

We have introduced a Flexible Home-Working
Policy;

We champion Barretts Values having trained in
house practitioners;

We are implementing a pension strategy;

We have a cost of living strategy.

CARE & SUPPORT

Inability to provide effective, compliant and
viable care and support services

Significant breach of Regulation with CQC leading
to reputational damage

Reduction in commissioning income leading to
loss of viability

Retrospective payments relating to sleep-in
provisions, potential review of bed rates and
change in contracts.

A reliance on agency cover.

We have a robust people policy;

A Quality framework has been developed;

We have a corporate care and support risk map;
Safeguarding procedures and reporting dashboard
isin place;

We carry out stress testing;

We collect and monitor Care and support key
performance indicators;

Review of the Monthly management accounts;

We receive quality audit reports in house;

A detailed training matrix has been developed;

We have introduced People Planner and staff KPI’s.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

HOUSING AND NEIGHBOURHOODS

Assets that fails to meet statutory and/or
regulatory requirements

Lack of investment, robust stock condition
information, asset management strategy and
delivery of maintenance programmes leading to
deterioration of stock. [Inability to meet the
decarbonisation agenda, EPC level C, new Decent
Homes Standard, requirements of the Fire Safety

Actand Smoke and Carbon Monoxide Regulations.

We have an Asset Disposal Strategy;

We have an Asset Management Strategy;

We are undergoing stock condition surveys;

We are accessing relevant decarbonisation funding;
We are complying the smoke and carbon monoxide
alarm (England) regulations;

We have a Value for Money strategy;

We have implemented a new asset management
module on our housing management system.

Failure to provide affordable landlord and
neighbourhood services that meet the diverse
needs of our customers and communities.

Poor customer satisfaction levels that lead to
reputational damage and higher turnover of our
properties. Failure to meet the Tenant Satisfaction
Measures and Consumer Standards. A lack of
affordability of our homes and services impacted
by the cost of living crisis.

We performance monitor our Customer Service
Centre;

We carry out tenant satisfaction surveys;

We have a Customer Services Strategy;

We monitor complaints and have reviewed our
approach to these;

We have an emh homes Operational Plan;

We have reviewed and developed our approach to
complaints;

We have an active scrutiny panel;

We have a cost of living strategy;

We have a quality assurance framework;

We have developed a Tenant Voice Strategy.

Internal Controls

The Group Board is the ultimate governing body for the emh group and is committed to the highest
standards of business ethics and conduct across all the operating businesses. The Group has a robust
culture of internal controls. The Group’s risk management and control culture is further supported by the
adoption of the National Housing Federation’s Code of Governance.

The Group Board has overall responsibility for the system of internal control and risk management across
the group and for reviewing its effectiveness. A 3-year strategic internal audit plan sets out the audit
programme each year with Cyber Security, Data Governance, Treasury Management, Asset Management,

Service Charges, Anti-Social Behaviour and Safeguarding being some of the key audits inyear. These areas
will be revisited in future programmes to ensure ongoing compliance. Alongside this, quarterly Business
Critical Control Audits provide further assurance on compliance and best practice within the Group. No

high level recommendations were raised in year.

The Board confirms that it has an approved fraud policy. The policy covers prevention, detection and
reporting of fraud. Details of identified frauds are maintained in the fraud register which is reviewed
annually by the Audit Committee on behalf of the Board. The Group has also appointed a Money
Laundering Reporting Officer as part of its compliance with anti-money laundering legislation.
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East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

The Group Chief Executive and Directors have reviewed the effectiveness of the internal control and
assurance arrangements and have confirmed to the Board that all relevant regulations, policies and
procedures have been complied with during the year. The Group Audit Committee has also expressed its
satisfaction with these arrangements in its review of the effectiveness of internal control systems.

Achievements in 2025-26

Fin ial P n

We continue to challenge ourselves to be financially efficient and aim to reduce our core operating costs
through cost saving and growth. As a profit for purpose organisation, our priority is to maximise the margin
on our core operations in order to generate cash for new developments, new projects and reinvestment in
our services and assets.

The table below gives an overview of the financial performance of the Group for the year. The ratios are for
performance managementonly. They do notreflect our loan covenants which are calculated on the results
of emh Homes only.

Year ended 31 March 2026 31 March 2025
£millions £millions
NCOME AND DITURE
Turnover 158.1 152.5
Operating costs & cost of sales (124.9) (121.6)
Sales of other fixed assets 6.4 4.7
Operating surplus 39.6 35.6
Operating margin
25.0

Our operating surplus for the year was £39.6m, generating an operating margin of 25.0%. The operating
surplus in year is £4.0m higher than the prior year whilst the operating margin has increased by almost 2%
from 2025 as income rises at a slightly higher rate than costs overall.

The operating surplus on our social housing lettings activities was £33.0m, £3.0m higher than in the prior
year with the margin increasing to 27%. Increased unit numbers have generated some additional income
however the continued commitment to further invest in our maintenance service, management and estate
costs is ongoing.

The operating surplus of £0.4m on other social housing activities is lower than the £1.2m in the previous
year. Whilst first tranche sales volumes were strong in year, sales overall were at a lower margin than prior
year.

During the year, our analysis of care and support income and expenditure identified a marked
improvement in the financial position, reflecting the continued commitment and focus of the organisation.
The year end position reported a surplus of £1.6m, a slight reduction to the prior year’s surplus of £1.9m.
Most operational areas within the business achieved at least a breakeven outcome representing a positive
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development and operational control. The organisation remains committed to the ongoing review of its
services and assets to further enhance financial sustainability and operational efficiency within the care
and support division. Additionalincome streams were explored and realised during the year, including the
strategic investment of funds, the disposal of non-viable assets, and a gift aid receiptfrom the wider group.

Year ended 31 March 2026 31 March 2025
£millions £millions

STATEMENT OF FINANCIAL POSITION
Housing properties less 1,267 1,176
depreciation
Other fixed assets 20 21
Total fixed assets 1,287 1,197
Net current assets 12 ) 21
Long-term loans & liabilities (1,011) (947)
Net assets 288 271
Revenue & other reserves 288 271

Fincrease in housing property cost

t Number of units in management

Interest cover

Interest cover (Including Sates)
: Gearing

Total tangible fixed assets increased by £90.8m in the year predominantly due to our investment in new
properties and component replacement in our existing properties including replacement kitchens, roofs,
windows & doors and electrical rewire programmes. Our ongoing commitment in these areas is evident
following increased spend in this area supported by Social Housing Decarbonisation Fund support.

Net current assets decreased in year by £10.0m. Cash and short term investment balances at £25.1m are
£8.9m lower than prior year whilst debtors remained comparable at £15.6m and creditors decreased by
£2.2m to £46.5m.

Borrowing increased from £613.0m to £661.5m. Revolving credit facility drawdowns were £74.0m with a

total of £174.0m available to draw at the year end. Contractual loan repayments totalling £5.9m were
repaid.
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Our pension deficit liabilities decreased further during the year from £4.6m to £3.1m, this all relates to the
SHPS scheme and was driven by favourable changes to the financial assumptions following the latest
triennial revaluation. Our two LGPS schemes are both in surplus with a combined value of £18.8m. As it is
not expected that these surpluses are recoverable then they are not recognised on the statement of

financial position and are capped at £nil value.

Turnover & Operating Costs

2021-22 2022-23 2023-24 2024-25 2025-26
Financial Year

B Turnover es=QOperating Costs

Our stock portfolio has grown
and diversified significantly in
recent years, enabling us to
better meet the broad and
evolving needs of our
customers and communities.

We continue to collaborate with
local authorities across our
areas of operation to
understand housing demand,
while actively pursuing growth
and funding opportunities in
partnership with Homes
England and other
stakeholders.
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We continue to investin our
services to deliver high-quality
provision for our customers, while
maintaining our existing homes and
strengthening the communities we
serve.

In 2025-26 the increased operating
costs matched the income growth
as we continued to invest in our
services and homes as part of our
ongoing commitment to our
residents and service users.

In future years we anticipate our
income to increase at a higher rate
than our operating costs overall.

Assets Under Management

= General needs s Supported housing = Shared Ownership

= Managed Properties = Leaseholders & Non Social = Garages
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Development Performance

The Group lead the Quantum Development Consortium and is a strategic partner with Homes England.
We recognise that housing associations have a key role to play in tackling the national housing crisis. We
are coming to a close of our strategic partnership, phase 1, with Homes England with 94% of new homes
completed. We are well into the second phase of the partnership having completed 528 new homes
following the award of £112m to develop 1,450 homes. Our ambitious growth targets are fully embedded
in our Development Strategy, showing our commitment to increased growth. The strategy sets out our
preferred tenure mix and development type to fulfil these ambitions. We are pursuing more land-led
opportunities using our development company.

Key development achievements during the year
included:

v' Achieved over 85% of our targeted
completions with 425 new homes being delivered
on behalf of the Group, achieving annual growth of
2.1%;

v' Realised proceeds of £10.7m from shared
ownership first tranche sales and £6.4m from
other sales including asset disposals, Right to
Buy, Voluntary Right to Buy and staircasing;

H Sodial Rent

M Affordable Rent

M Low Cost Home Ownership

v" We have 1,099 new homes on site which will be
delivered in future years;

v Received £23.9m of grant from Homes England

under the Strategic Partnership phase 2.

Our Development Schemes

The Group maintains a strong reputation for delivering a broad range of housing tenures in response to
increasing demand for affordable homes across our diverse geographical areas of operation. We remain
committed to our strategic objective of developing up to 500 new units annually.

While challenges such as planning delays,

New Units contractor liquidity, and resource constraints

3000

have impacted delivery
development pipeline remains robust. We
continue to prioritise the provision of high-
quality new homes and are particularly proud of
the following schemes completed during the
year:

timelines, our

2500 g
2000 /
1500 /

1000 /

500 /

r

2025-26 2026-27 2026-27 2027-28 2028-29 2029-30

Page 19



East Midlands Housing Group Limited
Strategic Report
For the year ended 31 March 2026

Oakley Road, Long Eaton — a brownfield former factory site
comprising of 46 new apartments and houses, including 29
affordable rent and 17 shared ownership homes. Working with a
local SME contractor this derelict site was brought back to use to
meet local housing need fitting into the existing townscape to a
high quality.

Heritage Gate — Desborough is a scheme to be proud of. 68
exceptional new homes delivering 2,3 and 4 bed social rent and
shared ownership opportunities. The scheme incorporates
shared green spaces creating a focal point for the local
community bringing residents together and embedding
positivity from day one.

Treasury Management

The Group’s total borrowings increased in the
year by £48.5m to £661.5m.

Interest rate management is embedded within
loan facilities. Therefore, the Group is not
exposed to risks linked to free standing
derivatives.

mBank M Capital Markets

The Group only borrows in sterling and so does not
have any currency risk. Surpluses are invested in
approved UK institutions and the Group Treasury
Committee monitors investment returns.

The Group had cash balances of £25.1m at the year-
end. We also have access to £174m through a
revolving credit facility which is all secured.

@ Cash ® Committed & Secured Loan Facilities # Retained Bond - Secured
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Business Plan Objectives
During the year significant progress was made against the targets set in our Business Plan. Highlights
include:-

v" We achieved 75% tenant satisfaction;

v' 99.2% of our homes are decent homes compliant;
v We have developed 425 new homes in year;

v" We achieved 136 1%'tranche sales in year;

v" We have sufficient liquidity for over 2 years.

Value for Money

Delivering Value for Money (VfM) is integral to the way the Group operates and as such is overseen directly
by the Group Board. During the year the Board approved a new Value for Money Strategy, aligned to the
regulator’s Value for Money Standard and associated Code of Practice and the Sector Scorecard. We
apply the Strategy across all activities within the Group regardless of which entity operates them.
Delivering efficiency savings is a key priority for the Association, and we continue to challenge processes
and working practices in order that we can continue to deliver high quality service. We have undertaken
an external review of key services alongside on going internal action planning to ensure we achieve Value
for Money in all aspects of our undertakings.

A key part of delivering our services as efficiently as possible is understanding the costs and main drivers,
setting targets for key financial measures and understanding how our costs compare to our peers. We
continue to use the “Sector Scorecard” to measure and monitor our progress across the agreed metrics
and how these will be reported to our stakeholders.
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The table below comprises the regulator’s mandatory metrics based on the latest financial performance,
compared to the prior year and our selected peer group.

emh Group emh Group

Regulators Metrics 2026 2025

Operating margin (excl surplus on sales)

Operating margin - social housing lettings

EBITDA MRI % interest cover

Units developed as % of unit owned

Gearing

Reinvestment %

Return on capital employed

Headline social housing unit cost £5,304

KEY f Indicator has improved (v . Indicator has stayed the same (or within 1% of prior year) "
Indicator has worsened

* Peer group comprises Housing Associations in England, both LSVT and traditional, who manage over 10,000
units. 2026 data is currently being collated and therefore, the 2025 peer group are used for indicative purposes.
Once the full peer group is available, further analysis will be undertaken.
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The Group’s operating margin across all activities increased to 21.0%, with the operating margin on social
housing lettings improving to 26.6%. This reflects a combination of strong income performance, with
growth slightly outpacing operating cost increases, and continued focus on operational efficiency across
core activities.

Within social housing lettings, efficiency gains have been achieved across most areas, however, supported
housing has experienced cost pressures, with expenditure increasing at a marginally faster rate than
income. This is primarily due to staffing challenges in delivering high-level support services. In addition,
increased costs associated with first tranche sales have contributed to higher expenditure. Despite these
pressures, EBITDA improved from 101.2% to 104.1%, demonstrating resilience and effective cost
management alongside ongoing investmentin component replacements.

Headline social housing cost per unitincreased modestly by 0.86% to £4,612, reflecting the Group’s ability
to manage costs below inflation while continuing to invest in its housing stock. This outcome
demonstrates a balanced approach to economy and efficiency, ensuring resources are used effectively to
maintain and enhance asset quality. The Group has now completed stock condition surveys on over 99%
of its homes, providing a robust evidence base to target future investment, including delivery of EPC C
compliance.

Total investment in maintenance was £27.7m during the year, with a continued shift towards planned
expenditure. Major repairs increased by 1% per property, while responsive maintenance costs reduced by
1.5%, reflecting improved asset management and the benefits of a strengthened planned maintenance
programme. This has resulted in a furtherimprovement in the responsive to planned maintenance ratio,
which reduced from 0.71 to 0.67, aligning with the Group’s strategic objective to deliver services more
efficiently over the long term.

Service charge costs increased by 4.3%, reflecting both the scale of works undertaken and the standards
expected by residents. Management costs rose by 2.7%, driven by additional resources required to
implement recommendations from the Better Social Housing Review. While these increases reflect
targeted investment to improve service quality and compliance, overall cost growth has remained
controlled, supporting value for money outcomes.

The Group delivered 425 new homes during the year, achieving 85% of its 500 unit target. Delivery remains
supported by a strong development pipeline, with 1,099 units on site at year end. The Group continues to
make progress against its Strategic Partnership commitments, with £23.9m of grant drawn during the year
as part of a £112.0m programme to deliver 1,450 homes over five years.

Overall, the Group continues to demonstrate value for money by balancing investment in existing homes
and new supply with a disciplined approach to cost control. Performance across key metrics evidences a
clear focus on delivering efficient services, maintaining high quality homes, and achieving sustainable
financial returns to support long-term strategic objectives.

The Sector Scorecard is a set of agreed metrics adopted by the Housing Sector where the regulators
mandatory metrics are supplemented by a range of indicators; mostly taken from our financial accounts
across 5 categories (Business health, Development, Outcomes delivered, Effective asset management
and Operating efficiencies) and allows us to track our progress with delivering cashable savings and
demonstrate how we are controlling costs whilst still delivering our core services and developing new
homes.
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emh Group emh Group
Sector Scorecard 2026 2025

Units developed 425 438

Customer satisfaction with services ‘
provided by landlord 75% '68%
4 a
Rent collected 97.8% 99.8% V.o
A
A j 4

Occupancy 98.33% 98.54%
Ratio of responsive repairs to planned
maintenance 0.67 0.71

Management cost per unit £1,290 £1,257

Services cost per unit £657 £629

Major repairs cost per unit £1,328 £1,314

Maintenance cost per unit £1,223 £1,241 f

Other social lettings cost per unit £115 £132

The table above gives a summary of the additional Sector Scorecard metrics based on the latest financial
performance, compared to the prior year.

Value for Money is central to the delivery of the strategic objectives of the Group and in the current
operating environment there is increasing pressure to reduce costs and provide cost effective services.
Delivery of value for money is key for the Group and we continue to challenge processes and working
practices in order that we can continue to deliver high quality services with fewer resources. Value for
money action plans are in place and being monitored to ensure progress.
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Operational Area

elinh Homes owned across
the East Midlands -

NUMBER OF HOMES

@ 5000+ @® 100-199

@ 1.000-2500 @ :0-9

@ s00-999 ) unoer40
200- 499 NONE
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Statement of Board’s Responsibilities in Respect of the Boards’ Reportand 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, including FRS 102 The Financial Reporting Standard
applicable in the UK and Republic of Ireland.

The financial statements are required by law to give a true and fair view of the state of affairs of the group
and the association and of the income and expenditure of the group and the association for that period.

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

« select suitable accounting policies and then apply them consistently;

o make judgements and estimates that are reasonable and prudent;

o state whether applicable UK Accounting Standards and the Statement of Recommended
Practice: Accounting by Registered Social Housing Providers Update 2018 have been followed,
subject to any material departures disclosed and explained in the financial statements;

» assess the group and the association’s ability to continue as a going concern, disclosing, as
applicable, matters related to going concern; 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 members are responsible for keeping adequate accounting records that are sufficient to show
and explain the association’s transactions and disclose with reasonable accuracy at any time the financial
position of the association and enable them 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. They are 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.

The board is responsible for ensuring that the report of the board is prepared in accordance with the
Statement of Recommended Practice: Accounting by registered social housing providers 2018.

Financial statements are published on the group website www.emh.co.uk in accordance with legislation
in the United Kingdom governing the preparation and dissemination of financial statements, which may
vary from legislation in other jurisdictions. The maintenance and integrity of the association’s website is
the responsibility of the board members. The board members' responsibility also extends to the ongoing
integrity of the financial statements contained therein.
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Statement of Compliance

The Board is committed to ensuring that we comply with our legal and regulatory responsibilities, including
the Modern Slavery Act 2015 to ensure that slavery and human trafficking does not existin any part of our
business or supply chain. emh Group’s statement on modern slavery 2019 has been made available on
our website at www.emh.co.uk.

The Board has overall responsibility for the system of internal control and risk management across the
group and for reviewing its effectiveness. The Board confirms that it has an approved anti-fraud and
corruption policy that has been distributed to all staff. The policy covers prevention, detection and
reporting of fraud. Details of identified frauds are maintained in the fraud register which is reviewed
annually by the Audit Committee on behalf of the Board. The Group has also appointed a Money
Laundering Reporting Officer as part of its compliance with anti-money laundering legislation.

The Board also take steps to ensure that the Group adheres to the regulator’s Governance and Financial
Viability standard and its associated code of practice that includes adhering to all relevant law and having
a thorough, accurate and up to date record of our assets and liabilities. Following this review, the Board
confirms that the Group complies with the Governance and Financial Viability standard. The Group retains
the highest ratings for Governance and Viability from our regulator.

On 25May 2019, the EU General Data Protection Regulations (GDPR) and following this the Data Protection
Act 2018 came into effect to strengthen and standardise data protection laws in the UK. We have a
dedicated Data Protection Officer who has supported the organisation to ensure that the new
requirements are embedded across all of our business areas, from a legislative, policy and operational
perspective. As of 31 March 2026, the Group were compliantwith GDPR and the Data Protection Act 2018.

Since 31 March 2024, emh Group, emh Homes, emh Care and Support and Midlands Rural Housing were
compliant with the National Housing Federation’s Code of Governance 2015. The code has not been
adopted by Sharpes Garden Services or emh Treasury PLC. The annual self-assessment of compliance
with both the Regulator of Social Housing Governance and Viability Standard, and the NHF Code of
Governance (2015) confirmed full compliance for the year ended 31 March 2026. The Group Board
adopted the NHF Code of Governance 2020 in March 2021 and action planis in place to work towards full
compliance.

After careful consideration, the Board decided to adopt the National Housing Federations’ Code for
Housing Association Mergers, Group Structures and Partnerships; a voluntary code that provides a
framework for strategic discussions. The Board have approved a Partnership and Merger Strategy whichis
closely aligned to our Value for Money Strategy.

The Board confirms that this Strategic Report has been prepared in accordance with the principles set out
in the Statement of Recommended Practice: Accounting by Registered Social Housing Providers Update
2018.
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Disclosure of information to auditor

The Executive Directors who held office at the date of approval of this report confirm that, so far as they
are each aware, there is no relevant audit information of which the Group’s auditor is unaware; and each
Executive Director has taken all the steps that they ought to have taken as a director to make themselves
aware of any relevant audit information and to establish that the Group’s auditor is aware of that
information.

(D’WL

Danielle Oum (Aug 5, 2026 13:30:50 GMT+1)

DANIELLE OUM
Chair

5 August 2026
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Report on the audit of the financial statements

Opinion
In our opinion:

e the financial statements give a true and fair view of the state of the Group and of the
Association’s affairs as at 31 March 2026 and of the Group and the Association’s surplus and
the Group’s cash flows for the year then ended;

e the financial statements have been properly prepared in accordance with United Kingdom
Generally Accepted Accounting Practice; and

e thefinancial statements have been prepared in accordance with the requirements of the Co-
operative and Community Benefit Societies Act 2014, the Co-operative and Community
Benefit Societies (Group Accounts) Regulations 1969, the Housing and Regeneration Act 2008
and the Accounting Direction for Private Registered Providers of Social Housing 2022.

We have audited the financial statements of East Midlands Housing Group Limited (“the Association”) and
its subsidiaries (“the Group”) for the year ended 31 March 2026 which comprise of the following:

* Parent and Consolidated Statement of Comprehensive Income

e Parentand Consolidated Statement of Financial Position

e Parent and Consolidated Statement of Changes in Reserves

e Consolidated Statement of Cashflows

* Notes 1to 35to the financial statements, including a summary of significant accounting policies.

The financial reporting framework that has been applied in their preparation is applicable law and United
Kingdom Accounting Standards, including Financial Reporting Standard 102 The Financial Reporting
Standard applicable in the UK and Republic of Ireland (United Kingdom Generally Accepted Accounting
Practice).

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 believe that the audit
evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Independence

We remain independent of the Group and the Association in accordance with the ethicalrequirements that
are relevant to our audit of the financial statements in the UK, including the FRC’s Ethical Standard as
applied to listed public interest entities, and we have fulfilled our other ethical responsibilities in
accordance with these requirements. The non-audit services prohibited by that standard were not
provided to the Group or the Association and we remain independent of the Group and the Association in
conducting our audit.
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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. Our evaluation of the Board’s
assessment of the Group and the Association’s ability to continue to adopt the going concern basis of
accounting included:

e obtaining management’s assessment that supports the Board conclusions with respect to
the disclosures provided around going concern;

o considering the appropriateness of management’s forecasts by reviewing and assessing
assumptions applied by management, assessing historical forecasting accuracy and
considering the reasonableness of the range of scenarios included in management’s
consideration of downside sensitivity analysis;

o challenging management on the suitability of the mitigating actions identified in their
assessment and the quantum and period ascribed to these mitigating actions;

o obtaining an understanding of the financing facilities from the finance agreements, including
the nature of the facilities, covenants and attached conditions;

» assessing the facility and covenant headroom calculations; and

o considering the adequacy of the disclosures in the financial statements against the
requirements of the accounting standards and consistency of the disclosure against the
forecasts and stress test scenarios.

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 Group and 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. However, because not all future events or conditions can be
predicted, this statement is not a guarantee as to the Group and the Association's ability to continue as a
going concern.

Our responsibilities and the responsibilities of the Board with respect to going concern are described in
the relevant sections of this report.

Page 30



East Midlands Housing Group Limited
Independent Auditor’s Report to the Members of East Midlands Housing Group Limited
For the year ended 31 March 2026

Overview

2026 2025
The recoverable amount of v ¥ 4
property developed for sale
Cost apportionment on X V4

developments

Cost apportionment on developments is no longer considered
a Key Audit Matter, as the matter was addressed extensively in
prior periods and there has been no change in the underlying
methodology, assumptions, or accounting treatment during
the current year. Accordingly, the level of auditor judgement
and audit focus required in the current period has reduced,
and the matter is no longer considered one of most
significance in the audit.

Group financial statements as a whole

£20.1m (2025: £19.6m) based on 1.5% (2025: 1.25%) of total
assets.

An overview of the scope of our audit

Our Group audit was scoped by obtaining an understanding of the Group and its environment, the
applicable financial reporting framework and the Group’s 'system of internal control. We identified and
assessed the risks of material misstatement of the Group financial statements including with respect to
the consolidation process. We then applied professional judgement to focus our audit procedures on the
areas that posed the greatest risks to the group financial statements. We continually assessed risks
throughout our audit, revising the risks where necessary, with the aim of reducing the group risk of material
misstatement to an acceptable level, in order to provide a basis for our opinion.
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Components in scope
There are 7 entities within the Group, including the parent Association. The nature of the entities in the
Group are as follows:
e 2 of these entities are registered providers of social housing, including the Group’s main
operating entity emh Housing & Regeneration Limited;
o 1 entity is a charity which provides care and support services;
e 1 entityis the funding vehicle, which borrows externally and on lends to Group members;
° 1 entity is the development vehicle, which provides services to Group members only;
° 1 entity is a garden maintenance and landscaping company providing services mainly to
other group entities;
o 1 entity is a non-charitable society providing specialist management services to 4
independent rural housing associations.
.
We performed risk assessment procedures to identify areas in the Group’s financial statements that may
be at risk of material misstatement. We used both qualitative and quantitative factors to perform this
assessment including evaluating the size, complexity, and nature of each entity’s activities, reviewing
significant transactions or estimates and any changes in the business environment. The Group is centrally
managed, with the Group Finance team controlling the processes and controls for all entities within the
Group.

We identified the specific areas that could lead to a material misstatement at Group level. As part of our
Group audit, we assessed each component against the risks of material misstatement identified.

Procedures performed at the component level

For components in scope, we used a combination of risk assessment procedures and further audit
procedures to obtain sufficient appropriate evidence to support the Group opinion. We performed
procedures to respond to group risks of material misstatement at the component level that included the
following:

1 EMHG East Midlands Statutory audit and procedures on the
Housing Group entire financial information of the
Limited (individual component.
entity)
2 EMHH emh Housing and Procedures on the entire financial
Regeneration information of the component.
Limited
3 EMHT plc emh Treasury Plc Procedures on one or more classes of
transactions, account balances or
disclosures
4 EMHCS emh Care and Procedures on one or more classes of
Support Limited transactions, account balances or
disclosures
5 EMHS Sharpes Garden No specific procedures for the group
) Service Limited audit opinion.
6 EMHD emh Development No specific procedures for the group
Company Limited audit opinion.
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7 MRHA Midlands Rural No specific procedures for the group
Housing & Village audit opinion
Development
Association Limited

The Group engagement team has performed all procedures directly and has not involved component
auditors in the Group audit.

Key audit matters

Key audit matters are those matters that, in our professional judgement, were of most significance in our
audit of the financial statements of the current period and include the most significant assessed risks of
material misstatement (whether or not due to fraud) that we identified, including those which had the
greatest effect on: the overall audit strategy, the allocation of resources in the audit, and directing the
efforts of the engagement team. These matters were addressed in the context of our audit of the financial
statements as a whole, and in forming our opinion thereon, and we do not provide a separate opinion on
these matters.

The Properties developed Our response included the following:

recoverable for sale, including shared

amount of ownership first tranches and We obtained management’s assessment of the
property properties developed for recoverable amount of properties held for sale and
developed for | outright sale, are measured at critically assessed the data, judgements and estimg
sale the lower of cost and net included within this assessment, including corrobor

realisable value resulting in an to source documents.
This relates to amount recognised in the
items included | balance sheet of £16.4m (2025: | For the schemes identified as having a

in note 20 of £19.6m). recoverability risk and a sample of non risky
the financial schemes, we performed one or a
statements. For completed properties at the | combination of the below based on the risk

statement of financial position attached to each sample selected:
This area also date an assessment is needed

represents a of the anticipated selling price. [1. Forforecast sales price:
key judgement e Completed units sold after the year end -
made by For properties in development agreed to completion statement.

e Completed and in progress units not sold

management at the statement of financial X
after date and work in progress —we

as described position date, an assessment is ! : :
. . obtained: third party formal valuation of
in Note 2. needed of both an anticipated the property; sales prices achieved for
selling price and a comparable properties in the year.
determination of the expected e Assessed management’s historical
costs to complete and sell. forecasting accuracy; and
e Assessed the sensitivity of the
Due to the volume of properties recoverability review to selling price.

developed for sale and the level
of judgement there is inherent
estimation uncertainty for both
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sales proceeds and costs to
complete we considered there
is a significant risk that the
carrying amount of properties

We therefore considered this to
be a key audit matter.

developed for sale is misstated.

2. For costs to complete we performed one or a
combination of the following:

Assessed management’s historical
forecast accuracy;
Assessed the sensitivity of the
impairment review to changes in cost to
complete;
Confirmed that the costs to complete had
been compiled in accordance with
approved parameters and that all
elements (land cost, contract price,
interest costs, other costs) were
included;
For fixed price contracts we agreed the
main contract price to the contract plus
any agreed or documented variations;
For development schemes in progress,
we discussed with the project manager
whether there was any indication of any
potential cost issues (corroborating as
required) in relation to:
* o Priceinflation

o Contractor solvency

o Variations, including contractor

request to increase the price of a
fixed price contract

Key observations:

We concluded that the accounting in this area is
reasonable in the context of our audit of the
financial statements as a whole.
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Our application of materiality

We apply the concept of materiality both in planning and performing our audit, and in evaluating the effect
of misstatements. We consider materiality to be the magnitude by which misstatements, including
omissions, could influence the economic decisions of reasonable users that are taken on the basis of the
financial statements.

In order to reduce to an appropriately low level the probability that any misstatements exceed materiality,
we use a lower materiality level, performance materiality, to determine the extent of testing needed.
Importantly, misstatements below these levels will not necessarily be evaluated as immaterial as we also
take account of the nature of identified misstatements, and the particular circumstances of their
occurrence, when evaluating their effect on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole

and performance materiality as follows:

£19.6m £324k £73k

1.5% of total 1.25% of total 1.75% of 1.25% of total
assets assets revenue assets

£15.2m £13.7m £243k £50k

75% of 70% of 75% of 70% of
materiality materiality materiality materiality

£2.3m

1.75% of 1.5% of revenue
revenue

£2.1m £1.6m

75% of 70% of
materiality materiality
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Rationale for the benchmarks applied

A housing association’s key stakeholders are primarily focused on the value of the stable, rented asset
portfolio, as their debt is secured on these assets. Total assets is therefore considered to be the
appropriate benchmark for determining overall materiality. However, we also determined that for other
classes of transactions and balances in income and expenditure recognised within the statement of
comprehensive income that are used in covenant calculations and sector benchmarking metrics, as well
as other financial statement areas such as property for sale stock and rent arrears that are subject to
greater scrutiny by key stakeholders, a misstatement of less than materiality for the financial statements
as a whole could influence the economic decisions of the users of the financial statements. As a result,
we applied a specific materiality calculated using Revenue as the benchmark to these balances and
transactions. Performance materiality has increased due to it being the second year of the engagement.

We have determined that 75% of materiality is an appropriate basis for performance materiality based on
our understanding of the group and factors such as the low levels of misstatements previously identified
partially offset by some areas of the financial statements subject to significant estimation uncertainty.

Component performance materiality

For the purposes of our Group audit opinion, we set performance materiality for each component of the
Group, apart from the Association whose materiality and performance materiality are set out above, based
on a percentage of between 2% and 80% (2025: 0.1% and 77%) of Group performance materiality
dependent on a number of factors including our assessment of the risk of material misstatement of those
components. Component performance materiality ranged from £415k to £12.1m (2025: £7k to£10.6m)

Reporting threshold

We agreed with the Group Audit Committee that we would report to them all individual audit differences in
excess of £1m (2025: £391k) in relation to financial statement materiality and £136k in relation to specific
materiality (2025: £46k). We also agreed to report differences below this threshold that, in our view,
warranted reporting on qualitative grounds.

Other information

The Board are responsible for the other information. The other information comprises the information
included in the Group Report and Financial Statements, other than the financial statements and our
auditor’s report thereon. Our opinion on the financial statements does not cover the other information and,
except to the extent otherwise explicitly stated in our report, we do not express any form of assurance
conclusion thereon. 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 course of 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 this givesrise
to a material misstatement in the financial statements themselves. If, based on the work we have
performed, we conclude that there is a material misstatement of this other information, we are required to
report that fact.

We have nothing to report in this regard.
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Matters on which we are required to report by exception

We have nothing to report in respect of the following matters where we are required by the Co-operative
and Community Benefit Societies Act 2014 to report to you if, in our opinion:

¢ the Association has not kept proper books of account;

¢ the Association has not maintained a satisfactory system of control over its transactions;
¢ the financial statements are notin agreement with the Association’s books of account; or
¢ we have not received all the information and explanations we need for our audit.

Responsibilities of the Board

As explained more fully in the Statement of Boards’ Responsibilities in Respect of the Boards’ Report and
the Financial Statement, the Board is responsible for the preparation of the financial statements and for
being satisfied that they give a true and fair view, and for such internal control as the Board members
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 Group and the
Association’s ability to continue as a going concern, disclosing, as applicable, matters related to going
concern and using the going concern basis of accounting unless the Board either intend to liquidate the
Group or 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.

However, the primary responsibility for the prevention and detection of fraud rests with both those
charged with governance of the Association and management.
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Extent to which the audit was capable of detecting irregularities, including fraud

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design
procedures in line with our responsibilities, outlined above, to detect material misstatements in respect
of irregularities, including fraud. The extent to which our procedures are capable of detecting irregularities,
including fraud is detailed below: -

Non-compliance with laws and regulations
Based on:
. Our understanding of the Group and the industry in which it operates;
o Discussion with management and those charged with governance, including the Audit
Committee; and
° Obtaining an understanding of the Group’s policies and procedures regarding compliance
with laws and regulations

we considered the significant laws and regulations to be the Co-operative and Community Benefit Society
Act 2014, the Co-operative and Community Benefit Societies (Group Accounts) Regulations 1969, the
Housing and Regeneration Act 2008 and the Accounting Direction for Private Registered Providers of Social
Housing 2022.

The Group is also subject to laws and regulations where the consequence of non-compliance could have
a material effect on the amount or disclosures in the financial statements, for example through the
imposition of fines or litigations. We identified such laws and regulations to be the Regulator of Social
Housing’s Regulatory Standards, health and safety legislation, Health and Social Care 2008, the Bribery
Act 2010, taxation legislation, employment law and data protection.

Our procedures in respect of the above included:

o Enquires of management whether there were any litigations and claims;

o Review of minutes of meetings of those charged with governance for any instances of non-
compliance with laws and regulations;

° Review of correspondence with regulatory and tax authorities for any instances of non-
compliance with laws and regulations;

o Review of financial statement disclosures and agreeing to supporting documentation; and

° Review of legal expenditure accounts to understand the nature of expenditure incurred.
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Fraud
We assessed the susceptibility of the financial statements to material misstatement, including fraud. Our
risk assessment procedures included:
e Enquiry with management and those charged with governance, including the Audit
Committee, regarding any known or suspected instances of fraud;
e  Obtaining an understanding of the Group’s policies and procedures relating to:
= Detecting and responding to the risks of fraud; and
= Internal controls established to mitigate risks related to fraud.
° Review of minutes of meetings of those charged with governance for any known or suspected
instances of fraud;
e Discussion amongst the engagement team as to how and where fraud might occur in the
financial statements; and
° Performing analytical procedures to identify any unusual or unexpected relationships that
may indicate risks of material misstatement due to fraud.

Based on our risk assessment, we considered the areas most susceptible to fraud to be management
override of controls, including the posting of inappropriate journals to manipulate financial results,
management bias in accounting estimates, existence cut off on property sales revenue and fraud in
revenue recognition in relation to care and supportincome.

Our procedures in respect of the above included:

e Testing all journal entries that met defined risk criteria, as well as arandom sample from the non-
risky population, by agreeing to supporting documentation;

e A review of estimates and judgements applied by management in the financial statements to
assess their appropriateness and the existence of any systematic bias;

e Testing a sample of property sales one month either side of year end to ensure that they are
recognised in the correct period;

e Testing a sample of care and support income transactions through the year to contracts and
evidence of the delivery of the care services; and

e Areview of unadjusted differences for indications of bias or deliberate misstatement.

We also communicated relevant identified laws and regulations and potential fraud risks to all
engagement team members, who were all deemed to have appropriate competence and capabilities, and
remained alert to any indications of fraud or non-compliance with laws and regulations throughout the
audit.

Our audit procedures were designed to respond to risks of material misstatement in the financial
statements, recognising that the risk of not detecting a material misstatement due to fraud is higher than
the risk of not detecting one resulting from error, as fraud may involve deliberate concealment by, for
example, forgery, misrepresentations or through collusion. There are inherent limitations in the audit
procedures performed and the further removed non-compliance with laws and regulations is from the
events and transactions reflected in the financial statements, the less likely we are to become aware of it.

A further description of our responsibilities is available on the Financial Reporting Council’s website at:
www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditor’s report.
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Other matters which we are required to address

We were appointed by the Group Board following recommendation from the Audit Committee to audit the
financial statements for the year ended 31 March 2026.

Our total uninterrupted period of engagement is 2 years, covering the periods ended 31 March 2025 to 31
March 2026.

Our audit opinion is consistent with the additional report to the Audit Committee.

Use of our report

This report is made solely to the members of the Association, as a body, in accordance with the Housing
and Regeneration Act 2008 and the Co-operative and Community Benefit Societies Act 2014. Our audit
work has been undertaken so that we might state to the Association’s members those matters we are
required to state to them in an auditor’s report and for no other purpose. To the fullest extent permitted by
law, we do not accept or assume responsibility to anyone other than the Association and the members as
a body, for our audit work, for this report, or for the opinions we have formed.

In due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Rule
4.1.15R - 4.1.18R, these financial statements will form part of the Electronic Format Annual Financial
Report filed on the National Storage Mechanism of the FCA in accordance with DTR4.1.15R-DTR 4.1.18R.
This auditor’s report provides no assurance over whether the Electronic Format Annual Financial Report
has been prepared in compliance with DTR 4.1.15R-DTR 4.1.18R.
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GROUP  PARENT GROUP PARENT
2026 2026 2025 2025
Note £000 £000 £000 £000
Turnover 3 158,124 18,514 152,527 17,130
Cost of sales 3 (12,945) - (12,846) -
Operating costs 3 (112,015) (16,655) (108,772) (15,756)
Surplus on disposal of tangible fixed assets 8 6,442 - 4,683 -
Operating surplus 3 39,606 1,859 35,592 1,374
Interest receivable and otherincome 9 1,234 81 1,694 100
Interest payable and similar charges 10 (23,430) - (22,387) -
Finance income and (costs) 11 (220) (40) (117) (52)
Donations ' 12 - (2,000) - (1,650)
Surplus/(deficit) before taxation 5 17,190 (100) 14,782 (228)
Taxation on surplus/(deficit) 13 (224) - 16 -
Surplus/(deficit) for the year 16,966 (100) 14,798 (228)
Other comprehensive income
Remeasurement of Local Government Pension 29 (274) - (77) -
Schemes
Remeasurement of Social Housing Pension 29 279 51 779 157
Schemes
Remeasurement of the Reimbursement Asset 29 2 - (70) -
Total comprehensive income for the year 16,973 (49) 15,430 (71)

The notes on pages 45 to 89 form part of these financial statements.
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GROUP  PARENT GROUP  PARENT
2026 2026 2025 2025
Note £000 £000 £000 £000
Fixed assets
Housing properties 14 1,267,562 - 1,175,969 -
Investment properties 16 370 - 370 -
Other tangible fixed assets 17 10,440 754 11,136 1,344
Investments 18 4,218 217 4,152 217
Investment in subsidiaries 19 - 93 - 93
HomeBuy loan receivable 4,769 - 4,907 -
Total fixed assets 1,287,359 1,064 1,196,534 1,654
Current assets
Reimbursement Assets (due after 1 year) 29 216 - 337 -
Properties for sale and work in progress 20 16,437 - 19,219 -
Trade and other debtors (including £431k due after 1
year) 21 15,586 4,472 15,922 3,350
Short term investments 1 - - -
Cash and cash equivalents 25,062 454 34,053 832
Total current assets 57,302 4,926 69,531 4,182
Creditors: amounts falling due within one year 23 (46,500) (4,531) (48,687) (4,047)
Net current assets 10,802 395 20,844 135
Total assets less current liabilities 1,298,161 1,459 1,217,378 1,789
Creditors: amounts falling due after one year 24 (1,007,416) - (942,067) -
Provisions for liabilities
Pension liability 29 (3,100) (535) (4,639) (816)
Net assets 287,645 924 270,672 973
Capital and reserves
Called up share capital 30 - - - -
Restricted reserves 31 405 - 414 -
Revenue reserves 287,240 924 270,258 973
Total funds 287,645 924 270,672 973

The notes on pages 45 to 89 form part of these financial statements.
These financial statements were approved by the board of directors on 24 July 2026 and were signed on its behalf by:

10Lombsert

DID=—" Putritia McCabe

Danielle Oum (Aug 5,2026 13:30:50 GMT+1) Patica McCabe (Aug 5, 2026 17.05:10 GMT+1)

DANIELLE OUM PATRICIA McCABE
Chair Vice Chair
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Called
up share Revenue Restricted Total
capital reserve reserve reserves
GROUP £'000 £'000 £'000 £'000
Balance at 1 April 2025 - 270,258 414 270,672
Total comprehensive income for the period
Surplus for the year - 16,975 9) 16,966
Remeasurement of Pension Schemes - 5 - 5
Remeasurement of the Reimbursement Asset - 2 - 2
Balance at 31 March 2026 - 287,240 405 287,645
Balance at 1 April 2024 - 254,819 423 255,242
Total comprehensive income for the period
Surplus for the year - 14,807 (9) 14,798
Remeasurement of Pension Schemes - 702 - 702
Remeasurement of the Reimbursement Asset - (70) - (70)
Balance at 31 March 2025 - 270,258 414 270,672
Called
up share Revenue Restricted Total
capital reserve reserve reserves
PARENT £'000 £'000 £'000 £'000
Balance at 1 April 2025 - 973 - 973
Total comprehensive income for the period
Deficit for the year - (100) - (100)
Remeasurement of Pension Schemes - 51 - 51
Balance at 31 March 2026 - 924 - 924
Balance at 1 April 2024 - 1,044 - 1,044
Total comprehensive income for the period
Deficit for the year - (228) - (228)
Remeasurement of Pension Schemes - 157 - 157
Balance at 31 March 2025 - 973 - 973

The notes on pages 45 to 89 form part of these financial statements.
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2026 2025
GROUP Note £'000 £'000
Cashflows from operating activities
Surplus for the year 3 17,190 14,782
Adjustments for non-cash items:
Deferred government grants amortisation 3 (2,824) (2,721)
Depreciation of tangible fixed assets 5 23,593 22,191
Pensions costs less contributions payable 29 (1,703) (1,615)
Surplus on sale of fixed assets (6,489) (4,756)
Interest receivable (1,234) (1,694)
Interest payable 23,514 22,500
(Increase)/decrease in stock 2,782 (16)
Decrease/(increase) in trade & other debtors 5,448 3,537
Increase in trade and other creditors ‘ (6,829) 3,066
Decrease in provisions and employee benefits - (247)
Net cash from operating activities 53,448 55,027
Cashflows from investing activities
Acquisition of tangible fixed assets (108,985) (104,821)
Capitalised development expenditure (3,523) (3,425)
Proceeds from sale of fixed assets 10,663 7,682
(Acquisition)/disposal of investment securities (65) (2,943)
Disposal/(acquisition) of short term investments (2) 2,991
Proceeds from receipt of government grants 19,485 42,123
Interest received 1,242 1,686
Corporation tax paid (8) 16
Net cash from investing activities (81,193) (56,691)
Cashflow from finan'cing activities
Interest paid (29,588) (27,804)
Loan amortisation charges 435 493
Proceeds from new loan 53,779 20,023
Repayment of borrowings (5,872) (1,289)
Net cash from financing activities 18,754 (8,577)
Net change in cash and cash equivalents (8,991) (10,241)
Cash and cash equivalents at start of period 34,053 44,294
Cash and cash equivalents at end of period 25,062 34,053

The notes on pages 45 to 89 form part of these financial statements.
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1LEGAL STATUS

emh Group is the trading name of East Midlands Housing Group Limited, incorporated under the Co-
operative and Community Benefit Society Act 2014. The Company registration number is IP030476 and it
is a Public Benefit Entity. Itis registered with The Regulator of Social Housing (registration number L4530).
Its principal place of business is Memorial House, Stenson Road, Whitwick Business Park, Coalville, LE67
4)P.

2 PRINCIPAL ACCOUNTING POLICIES

Basis of preparation

The financial statements of the Group and Company are prepared in accordance with Financial Reporting
Standard 102 - the applicable financial reporting standard in the UK and Republic of Ireland (FRS 102) and
the Statement of Recommended Practice: Accounting by Registered Social Housing Providers Update
2018 and comply with the Accounting Direction for Private Registered Providers of Social Housing 2022.

The presentation and functional currency of these financial statements is sterling. Allamounts have been
rounded to the nearest £1,000.

The financial statements are prepared on the historical cost basis, except for investment property which
is recognised at fair value.

In these financial statements, the Company is considered to be a qualifying entity and has applied the
exemptions available under FRS 102 in respect of the following disclosures:

e Cash Flow Statement and related notes.

The accounting policies set out below have, unless otherwise stated, been applied consistently to all
periods presented in these financial statements.

Basis of consolidation

The financial statements consolidate the financial statements of the Company and all subsidiary
undertakings.

The subsidiary Associations controlled by the Group, all of which are wholly owned, are as follows:
East Midlands Housing and Regeneration Limited;

emh Care & Support Ltd;

Sharpes Garden Services Limited;

Midlands Rural Housing and Village Development Association Limited;

emh Development Company Ltd; and

emh Treasury plc.

Going Concern
The financial statements have been prepared on a going concern basis which the directors consider to be
appropriate for the following reasons.

The Group prepares a 30 year business plan which is updated and approved on an annual basis. The most
recent business plan was approved in June 2026 by the Directors.
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As well as considering the impact of a number of scenarios on the business plan the Directors also
adopted a stress testing framework to use five main types of sensitivity testing against the base plan. The
stress testing impacts were measured against loan covenants and peak borrowing levels compared to
agreed facilities, with potential mitigating actions identified to reduce expenditure.

The directors, after reviewing the Group and Company budgets for 2026/27 and the Group’s medium term
financial position as detailed in the business plan, is of the opinion that, taking account of severe but
plausible downsides, the Group and Company have adequate resources to continue in business for the
foreseeable future. In order to reach this conclusion, the Directors have considered:

e The property market — budget and business plan scenarios have taken account of delays in
handovers, lower numbers of property sales, reductions in sales values and potential conversion
of market sale to social homes;

e Maintenance costs - budget and business plan scenarios have been modelled to take account
of cost increases and delays in maintenance expenditure, with major works being phased into
future years;

e Rent and service charge receivable - arrears and bad debts have been increased to allow for
customer difficulties in making payments and budget and business plan scenarios to take
account of potential future reductions in rents;

o Liquidity-facilities available to draw and fully secured are £174m (2025: £190m). The total same
day cash available was £19m at year end. This provides funding until June 2028 when the Lloyds
£135m revolving credit facility expires. The £50m retained bond expired during the year; and

e The Group’s ability to withstand other adverse scenarios such as higher interest rates and
number of void properties.

The directors believe the Group and Company has sufficient funding in place and expect the group to be
in compliance with its debt covenants even in severe but plausible downside scenarios.

Consequently, the Directors are confident that the Group and Company will have sufficient funds to
continue to meet its liabilities as they fall due for at least 12 months from the date of approval of the
financial statements and therefore have prepared the financial statements on a going concern basis.

Turnover

Turnover represents rental and service charge income receivable (net of void losses), fees receivable,
proceeds from first tranche sales of low-cost home ownership and from properties developed for open
market sales, and amortisation of Social Housing Grant (SHG) under the accrual model. Rentalincome is
recognised on the execution of tenancy agreements. Proceeds on sale are recognised on practical
completions. Otherincome is recognised as receivable on the delivery of the services provided.

Cost of sales

Cost of sales represents the directly attributable costs of products or services sold, namely First Tranche
Shared Ownership Sales. Where costs cannot be directly attributed then they are apportioned on an
appropriate basis.
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Operating Costs
Operating costs represent the costs and overheads associated with delivering the services rendered and
in the general running of the business.

Operating leases
Rentals payable under operating leases are charged to the Statement of Comprehensive Income on a
straight line basis over the lease term.

Termination benefits

Termination benefits are recognised when the Group/Company/Association/Charity is demonstrably
committed, without realistic possibility of withdrawal, to a formal detailed plan to either terminate
employment before the normal retirement date, or to provide termination benefits as a result of an offer
made to encourage voluntary redundancy. Termination benefits for voluntary redundancies are
recognised as an expense if the Company has made an offer of voluntary redundancy, it is probable that
the offer will be accepted, and the number of acceptances can be estimated reliably. If benefits are
payable more than 12 months after the reporting date, then they are discounted to their present value.

VAT

The Group is VAT registered but a large proportion of its income is exempt for VAT purposes and therefore
gives rise to a partial exemption calculation. Expenditure is therefore shown inclusive of VAT and the input
VAT recovered is included as a creditin the income and expenditure account.

Interest receivable and Interest payable
Interest receivable and similar income include interest receivable on funds invested.

Interest payable and similar charges include interest payable and unwinding of the discounton provisions.

Borrowing costs that are attributable to the acquisition, construction or production of Housing Properties
that take a substantial time to be prepared for use, are capitalised as part of the cost of that asset.

Interest receivable and interest payable are recognised in the statement of comprehensive income as they
accrue.

Taxation

The Group is generally exempt from Corporation Tax on income and gains to the extent that these are
derived from the Group's charitable activities. The tax expense in the year relates to non-exempt activities
in the Group and Group companies that are subject to UK taxation.

Tax on the surplus for the year comprises current tax.

Current tax is the expected tax payable or receivable on the taxable income or loss for the year, using tax
rates enacted or substantively enacted at the statement of financial position date, and any adjustments
to tax payable in respect of previous years.
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Pensions - Defined benefit plans

A defined benefit plan is a post-employment plan other than a defined contribution plan. The Group’s net obligation in
respect of defined benefit plans is calculated by estimating the amount of future benefit that employees have earned
in return for their service in the current and prior periods; that benefitis discounted to determine its present value. The
fair value of any plans assets is deducted. The Group determines the net interest expense on the net defined benefit
liability for the period by applying the discount rate as determined at the beginning of the annual period to the net
defined benefit liability taking account of changes arising as a result of contributions and benefit payments.

The discount rate is the yield at the statement of financial position date on AA credit rated bonds denominated in the
currency of, and having maturity dated approximating to the terms of the Group’s obligations. Avaluation is performed
annually by a qualified actuary using the projected unit credit method. The Group recognises net defined benefit plan
assets to the extent that it is able to recover the surplus either through reduced contributions in the future or through
refunds from the plan.

Changes in the net defined benefit liability arising from employee service rendered during the period, net interest on
net defined liability, and the cost of plan introductions, benefit changes, curtailments and settlements during the
period are recognised in the statement of comprehensive income.

Remeasurement of the net defined benefit liability is recognised in other comprehensive income.

The Group participates in 5 defined benefit plans as set out below:-

e The Pensions Trust Social Housing Pension Scheme;
e The Pensions Trust Growth Plan;

e Leicestershire County Council Pension Fund;

e  Derbyshire County Council Pension Scheme; and

e The NHS Pension Scheme.

The Pensions Trust Social Housing Pension Scheme
The Group participates in the Social Housing Pension Scheme (the Scheme), a multi-employer scheme which provides
benefits to some 500 non-associated employers. The Scheme is a defined benefit scheme in the UK.

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

Th nsi rust L

The Group/ participates in the scheme, a multi-employer scheme which provides benefits to some 521 non-associated
participating employers. The scheme is a defined benefit scheme in the UK. Itis not possible for the Company to obtain
sufficientinformation to enable it to account for the scheme as a defined benefit scheme. Therefore it accounts for the
scheme as a defined contribution scheme.

The Scheme is classified as a 'last-man standing arrangement'. Therefore the Group is potentially liable for other
participating employers' obligations if those employers are unable to meet their share of the scheme deficit following
withdrawal from the Scheme. Participating employers are legally required to meet their share of the Scheme deficit on
an annuity purchase basis on withdrawal from the Scheme.
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Leicestershire County Council Pension Fund

The pension schemes assets are measured using market values. Pension scheme liabilities are measured using a
projected unit method and discounted at the current rate of return on a high quality corporate bond of equivalent term
and currency to the liability.

The pension scheme surplus (to the extent that is recoverable) or deficit is recognised in full. The movement in the
scheme surplus/deficit is split between operating costs, finance items and other comprehensive income.

Derbyshire County Council Pension Scheme

The pension schemes assets are measured using market values. Pension scheme liabilities are measured using a
projected unit method and discounted at the current rate of return on a high quality corporate bond of equivalent term
and currency to the liability.

The pension scheme surplus (to the extent that is recoverable) or deficit is recognised in full. The movement in the
scheme surplus/deficit is split between operating costs, finance items and other comprehensive income.

The NHS Pension Scheme

The scheme is an unfunded, defined benefit scheme that covers NHS employers, GP practices and other bodies,
allowed under the direction of the Secretary of State, in England and Wales. The scheme is not designed to be runina
way that would enable NHS bodies to identify their share of the underlying scheme assets and liabilities. Therefore,
the scheme is accounted for as if it were a defined contribution scheme: the cost to the NHS Body of participating in
the scheme is taken as equal to the contributions payable to the scheme for the accounting period.

Housing properties

Costs include the cost of acquiring land and buildings, directly attributable development costs, interest at the average
cost of borrowing for the development period and expenditure incurred in respect of improvements which comprise
the modernisation and extension of existing properties.

Depreciation

Depreciation is charged to the statement of comprehensive income on a straight-line basis over the estimated useful
lives of each component part of housing properties. Land is not depreciated. The estimated useful lives are as follows:-

years
New Build House Structures 125
New Build Flat Structures 100
Shared Ownership Structures 100
Care Property Structures 100
Other Structures 100
Roofs 50
Bathrooms 30
Decarbonisation Works 30
Windows and doors 30
Kitchens 20
Adaptations 15
Heating Systems 15
Other components 30

Leasehold properties are depreciated over the useful lives above or the length of the lease, whichever is shorter.
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Depreciation methods, useful lives and residual values are reviewed if there is an indication of a significant changes
since the last annual reporting date in the pattern by which the Group expects to consume an asset's future economic
benefits.

Non component works to existing properties

The amount of expenditure incurred, which relates to an improvement, which is defined as an increase in the net rental
stream or the life of a property, has been capitalised. Expenditure incurred on other major repairs, cyclical and day-
to-day repairs to housing properties is charged to the statement of comprehensive income in the period in which it is
incurred.

Interest capitalised

Interest on borrowings is capitalised to housing properties during the course of construction up to the date of
completion of each scheme. The interest capitalised is either on borrowing specifically taken to finance a scheme or
on net borrowings to the extent that they are deemed to be financing a scheme. This treatment applies irrespective of
the original purpose for which the loan was raised.

Investment Properties
Investment properties consist of properties not used for social/charitable purposes and let at market rate. They are
measured at cost on initial recognition and subsequently at fair value at the year end. Fair value is determined through
an annual desktop review or where triggers indicate a valuation may be appropriate. No depreciation is recognised on
investment properties.

Other tangible fixed assets
Other tangible fixed assets include those assets with an individual value in excess of £1,000.

Depreciation is provided evenly on the cost of other tangible fixed assets to write them down to their estimated residual
values over their expected useful lives. No depreciation is provided on freehold land. The principal annual rates used
for other assets are:

years
Office premises 50
Office improvements 10
Car Parks 25
Heating Systems 15
Warden Call Systems 15
Housing fixtures, fittings and equipment 10
Computer equipment 4
Motor vehicles 4
Office fixtures, fittings and equipment 4
Plant and Equipment 4
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Impairment of Fixed Assets

The Group’s internal controls are designed to identify where impairment triggers for reduction in the value
of housing properties and other tangible fixed assets as held on the Statement of Financial Position have
occurred through an annual assessment. Where a trigger is identified then an assessment will be
performed and where there is evidence of impairment, assets are written down to the recoverable amount,
this is likely to be the value in use of the asset based on its service potential. Where an asset is currently
deemed not to be providing service potential to the group, its recoverable amount s its fair value less costs
to sell. The resulting impairment loss is recognised as expenditure in income and expenditure.

Investments
Investments are accounted for at cost less impairment and represent investments in non-subsidiary
organisations, longterm investments as a condition of loan terms and long term deposits held with banks.

Investments in subsidiaries
Investments in subsidiaries are accounted for at cost and represent investments in share capital.

HomeBuy

Under the HomeBuy scheme, the Group received HomeBuy grant representing a percentage of the open
market purchase price of a property in order to advance interest free loans to a homebuyer. The loans
advanced by the Group meet the definition of concessionary loans and are shown as HomeBuy Loan
Receivable on the statement of financial position. The HomeBuy grant provided by the government to fund
all or part of a HomeBuy loan has been classified as deferred income under FRS 102 as a creditor due in
more than one year.

In the event that the property is sold, the Group recovers the equivalent loaned percentage value of the
property at the time of the sale. The grant is reclassified to RCGF when the loans are redeemed up to the
amount of the original grant and to the extent the proceeds permit. The Group is able to retain any surplus
proceeds less sale costs attributable to the equivalent loaned percentage share of the value of the
property. If there is a fallin value of the property the shortfallin proceeds is offset against the grant.

Reimbursement assets

Reimbursement assets are recognised when the Group/Association is virtually certain that another party
will reimburse some or all of the expenditure required to settle a defined benefit obligation. The right to
reimbursement is recognised as a separate asset. The asset s treated in the same way as the plan assets.

The reimbursement asset represents the share due from the four Rural Housing Associations towards their
share of the deficit in the Social Housing Pension scheme.

Properties held for sale and work in progress

Completed properties and properties under construction for open market sales are recognised at the
lower of cost and net realisable value. Cost comprises materials, direct labour and direct development
overheads. Interest incurred is also capitalised during the course of obtaining planning and throughout
the work in progress up to the point of practical completion of the development scheme. Assessing net
realisable value requires use of estimation techniques. In making this assessment, management
considers publicly available information and internal forecasts on future sales activity. Net realisable
value is based on the estimated sales price after allowing for all further costs of completion and disposal.
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Tenant arrears, trade and other debtors

Tenants arrears, trade and other debtors are recognised at an undiscounted amount of the cash or other
consideration expected to be received net of impairment. If the arrangement constitutes a financing
transaction, for example if payment is deferred beyond normal business terms, then it is measured at the
present value of future payments discounted at a market rate of instrument for a similar debt instrument.

Prepayments are valued at the amount prepaid net of any trade discounts due.

Impairment of Financial assets (including trade and other debtors)

A financial asset not carried at fair value through the statement of comprehensive income is assessed at
each reporting date to determine whether there is objective evidence that it is impaired. A financial asset
is impaired if objective evidence indicates that a loss event has occurred after the initial recognition of the
asset, and that the loss event had a negative effect on the estimated future cash flows of that asset that
can be estimated reliably.

An impairment loss in respect of a financial asset measured at amortised cost is calculated as the
difference between its carrying amount and the present value of the estimated future cash flows
discounted at the asset's original effective interest rate. For financialinstruments measured at cost less
impairment an impairment is calculated as the difference between its carrying amount and the best
estimate of the amount that the Group/Association/Charity would receive for the asset if it were to be sold
at the reporting date. Interest on the impaired asset continues to be recognised through the unwinding of
the discount. Impairment losses are recognised in surplus. When a subsequent event causes the amount
of impairment loss to decrease, the decrease in impairment loss is reversed through surplus.

Short term investments

Short term Investments comprise of cash held in deposit accounts with notice periods ranging in excess
of three months and up to twelve months from the date of inception.

Cash and cash equivalents

Cash and cash equivalents comprise cash on hand and demand deposits, together with other short term,
highly liquid investments that are readily convertible into known amounts of cash and are subject to an
insignificant risk of changes in value.

Trade and other creditors

Trade and other creditors are recognised at an undiscounted amount of the cash or other consideration
expected to be received net of impairment. If the arrangement constitutes a financing transaction, for
example if payment is deferred beyond normal business terms, then itis measured at the present value of
future payments discounted at a market rate of instrument for a similar debt instrument.

Loan and interest-bearing borrowings classified as basic financial instruments

Interest-bearing borrowings are recognised initially at transaction value less attributable transaction
costs. Subsequent to initial recognition, interest-bearing borrowings are stated at amortised cost using
the effective interest method, less any impairment losses.
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Social housing grant

Social housing grant is initially recognised at transaction value as a long term liability, specifically as
deferred grant income and released through the statement of comprehensive income as income over the
life of the structure of housing properties in accordance with the accrual method applicable to social
landlords accounting for housing properties at cost.

On disposal of properties, all associated social housing grant is transferred to the Recycled Capital Grant
Fund (RCGF) until the grant is recycled or repaid to reflect the existing obligation under the social housing
grant funding regime.

Restricted Reserves

Restricted reserves are funds which are to be used in accordance with the specific restrictions imposed
by donors or which have been raised by the Group/Charity for particular purposes. The cost of raising and
administering such funds are charged against the specific fund. The aim and use of each restricted fund
is set out in the notes to the financial statements.

Segmental Reporting

For the purpose of segmental reporting, the chief operating decision maker (CODM) is considered to be
the Directors. In line with the segments reported to the CODM, the presentation of these financial
statements and accompanied notes reflects the Group's management and internal reporting. The
information reviewed within the management accounts to assess performance and make strategic
decisions is consistent with and closely aligned to these financial statements. Segmental reporting is
presented in Note 3 to the financial statements where information about income and expenditure
attributable to the material operating segments are presented on the basis of the tenure type of the
housing assets held by the Group. This is appropriate on the basis of the similarity of the services provided,
the nature of the risks associated, and the nature of the regulatory environment in which the Group
operates.

Assets and liabilities are not reported by operating segment or tenure, other than housing properties which
are split by tenure type and are shown in Note 14.
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Key Judgements, Estimates and Assumptions

The preparation of the financial statements requires management to make judgements, estimates and
assumptions that affect the amounts reported for assets and liabilities as at the financial reporting date
and the amounts reported for revenues and expenses during the year. However, the nature of estimation
means that actual outcomes could differ from those estimates. The following judgements have had the
most significant effect on the amounts recognised in the financial statements.

Impairment of property values

Reviews for impairment of housing properties are carried out when a trigger has occurred and any
impairment loss in a cash generating unit is recognised by a charge to the Statement of Comprehensive
Income. Impairment is recognised where the carrying value of a cash generating unit exceeds the higher
of its net realisable value or its value in use. A cash generating unit is normally a group of properties at a
scheme level whose cash income can be separately identified.

Factors taken into consideration in reaching the decision as to whether there are indicators of impairment
of housing properties are;

e The development programme;

e Government policy, regulation or legislation;
e Demand;

e Market Value; and

e Obsolescence.

An obsolesce trigger for impairment has been identified and an impairment review has been performed.
Further detail is provided in Note 15.

Value of schemes in development

The Group capitalises development expenditure in accordance with the accounting policy earlier in this
note. Initial capitalisation is based on management's judgement that the development scheme is
confirmed, usually when board approval has taken place. In determining if an approved scheme is likely
to cease, management monitors the development programme and considers if changes have occurred
that result in an impairment.

Cost apportionment on development schemes

The Group apportions the cost of individual properties on development schemes using a square metre
basis and a cost per square metre based on tenure type.

Recoverability of Stock

Stock valuations are compared against net realisable value, using market assessments on a scheme by
scheme basis. Where market valuations suggest that full recoverability is not viable and a loss on sale may
be generated then the stock valuation is impaired to reflect this.

No triggers for impairment have been identified.

Page 54



East Midlands Housing Group Limited
Notes to the Financial Statements

For the year ended 31 March 2026

The recoverability of rent arrears and trade debtors

The estimate for rent arrears and trade debtors relates to the recoverability of the outstanding balances at
the reporting date. For rental arrears experience shows that the longer a debt is outstanding the greater
the likelihood that the debt will not be recovered in full. Based on this a provision for bad and doubtful
arrears debts is estimated based on 50% of the value of current tenant arrears and 100% of former tenant
arrears. Trade Debtors are reviewed on an individual balance basis and a provision created for bad and
doubtful debts based on the on the age and likely recoverability of the debt.

Defined benefit pensions liabilities

The cost of defined benefit pension plans is determined using actuarial valuations. The actuarial valuation
involves making assumptions about discount rates, future salary increases, mortality rates and future
pension increases. Due to the complexity of the valuation, the underlying assumptions and the long term
nature of these plans, such estimates are subject to significant uncertainty. Further details are given in
Note 29.
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East Midlands Housing Group Limited

Notes to the Financial Statements
For the year ended 31 March 2026

GROUP PARENT GROUP PARENT
2026 2026 2025 2025
5 EXPENSES AND AUDITORS REMUNERATION £000 £000 £000 £000
L i llowing:
Depreciation of tangible fixed assets
Housing properties 21,634 - 20,276 -
Other owned assets 1,959 741 17 4 1,915 726
Surplus on sale of fixed assets 6,423 = 4,683 =
Auditors' remuneration
For the audit of the annual accounts 217 23 212 23
For other services 34 - 35 -
Operating lease payments
Motor Vehicles 1,147 - 1,068 -
Office Equipment 7 - 21 -
Land and Buildings 84 226 86 314
GROUP PARENT GROUP PARENT
2026 2026 2025 2025
6 STAFF NUMBER AND COSTS Number Number Number Number

The average number of persons employed by the Company (including Directors) during the year, analysed by

category, was as follows:

Office staff 443 147 430 139
Wardens and caretakers 30 - 30 -
Care & Support Staff 315 - 320 -
Operatives 197 - 190 -
985 147 970 139
2026 2026 2025 2025
£000 £000 £000 £000

Staff costs for the above persons:
Wages and salaries 37,618 8,037 35,854 7,553
Social security costs 4,659 1,008 3,423 783
Pension costs 2,600 592 2,627 541
Termination benefits 76 9 432 41
44,953 9,646 42,336 8,918

Page 60



East Midlands Housing Group Limited
Notes to the Financial Statements

For the year ended 31 March 2026

GROUP  PARENT GROUP  PARENT
2026 2026 2025 2025
7 BOARD MEMBERS AND EXECUTIVE
DIRECTORS £000 £000 £000 £000

The total remuneration paid to the directors of the Group (the Board and Executive Management Team)
was:

Emoluments (including pension contributions and benefits-in-kind)

paid to:

Executive Directors 1,046 1,046 1,079 1,079
Directors and Senior Staff 6,192 3,072 4,600 2,463
Board Members 158 144 134 119

7,396 4,262 5,813 3,661

Directors and Senior Staff includes employees that are members of the Group Leaders Forum who have
authority and responsibility for planning, directing and controlling the activities of the Group.

The emoluments of staff disclosed above (excluding pension contributions) include the amounts paid to:

The highest paid Director 188 188 223 223

In the current year this is the Executive Director — Housing and Development and Deputy CEO - Chris Jones.
In the prior year this was the Chief Executive - Chan Kataria. This is a result of the change of Chief Executive
part way through the year.

The current Chief Executive and the Executive Director —Housing and Development and Deputy CEO are both
a current member of the Social Housing Pension Scheme (SHPS), multi-employer defined contribution
scheme. No enhanced or special terms apply.

The previous Chief Executive was an ordinary member of the closed Social Housing Pension Scheme (SHPS),
multi-employer defined benefit scheme and a member of the Social Housing Pension Scheme (SHPS), multi-
employer defined contribution scheme. No enhanced or special terms applied.

The number of directors and senior staff, including the highest paid director, who received emoluments
(including pension contributions and compensation for loss of office) in the following ranges was:
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GROUP PARENT GROUP PARENT

2026 2026 2025 2025

Number Number Number Number

£60k-£70k 31 14 24 11
£70k-£80k 16 7 15 9
£80k-£90k 14 7 1 6
£90k-£100k 4 4 6 5
£100k-£110k 5 2 3 2
£110k-£120k 4 2 4 3
£120k-£130k 1 1 2 1
£130k-£140k 2 1 1 -
£150k-£160k - - 1 1
£160k-£170k 1 1 1 1
£180k-£190k 2 2 - -
£190k-£200k 1 1 1 1
£200k-£210k 1 1 - -
£240k-£250k - - 1 1

Emoluments disclosed include payments to all members of the Executive Management Team in accordance
with the Accounting Direction for Private Registered Providers of Social Housing 2022.

GROUP PARENT GROUP PARENT
2026 2026 2025 2025

8 SURPLUS ON DISPOSAL OF TANGIBLE FIXED
ASSETS £000 £000 £000 £000
Disposal proceeds 11,105 ® 8,647 5
Grant abated (31) - 835 z
Cost of disposals (4,632) < (4,799) 5
6,442 - 4,683 -

The above numbers include the following for shared ownership

staircasing;
Disposal proceeds 3,462 - 8,647 -
Grant abated 1 - 835 -
Cost of disposals (1,957) - (4,799) =
1,506 - 4,683 =
GROUP PARENT GROUP PARENT
2026 2026 2025 2025
9 INTEREST RECEIVABLE AND OTHER INCOME £000 £000 £000 £000
Interest receivable from unlisted investments 1,234 81 1,694 100
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GROUP PARENT GROUP PARENT

2026 2026 2025 2025

10 INTEREST PAYABLE AND SIMILAR CHARGES £000 £000 £000 £000

Loan interest 28,666 - 27,386 -

Amortisation of loan fees 573 5 547 z

Bond discount/ premium amortisation 59 - (12) 2

Annualfinancing costs 264 - 205 -

Change in FRS102 measurement (159) - (120) 2

Recycled capital grant fund 227 - 252 -

Less capitalised interest (6,200) - (5,871) -

23,430 - 22,387 -

GROUP PARENT GROUP PARENT

2026 2026 2025 2025

11 FINANCE INCOME AND COSTS £000 £000 £000 £000

Expected return on pension scheme assets 3,340 298 3,189 251

Interest on pension scheme liabilities (3,560) (338) (3,306) (303)

Net financing income/(costs) (220) (40) (117) (52)

GROUP PARENT GROUP. PARENT

2026 2026 2025 2025

12 DONATIONS £000 £000 £000 £000
Amounts Paid to emh Housing & Regeneration

Ltd - (1,800) - (1,485)

Amounts Paid to emh Care & Support Ltd - (200) - (165)

- (2,000) 2 (1,650)

Cash payments of £1,800k (2025: £1,485k) and £200k (2025: £165k) were made in the year to the subsidiaries
emh Housing & Regeneration Ltd and emh Care and Support Ltd respectively.
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GROUP  PARENT
2026 2026
13 TAXATION £000 £000

GROUP
2025
£000

PARENT
2025
£000

Total tax expense recognised in the income and expenditure account, other comprehensive income and

reserves.

Current tax

Current tax on income for the period 27 . = =
Adjustments in respect of prior period 197 = (16) -
Total current tax 224 - (16) -
Reconciliation of effective rate

Surplus before taxation 17,190 (100) 14,782 (228)
Total tax (credit)/charge 27 = (16) -
Taxusing the UK corporation tax rate of 25% (2025: 25%) 5,400 475 4,755 (57)
Charitable exemption (4,712) - (4,108) -
Non-deductible expenses 195 187 196 188
Pension contribution allowances (75) (70) (85) (76)
Capital allowances (66) (49) (127) (107)
Trading losses (used)/offset (50) (53) (19) (29)
Group relief ' 3 10 - 81
Gift aid / donation credit (665) (500) (612) -
Current tax for the period 27 - - -

Page 64



G9 @8ed

696°GLL L 6vv'y gev'oLl veeLel VLL'LSL 6.£'SOL GZ0Z YdieN LE
T95°L9Z°L LSy 790861 629901 SLY‘ev8 z88'vLL 9Z0Z UoJBN LE
anjeA>00q 19N
188‘C LLE 0LL L - 76E°L = 9Z0Z YoJe LE
188°Z LLE 0LL'L - v6e°L - §20z 1dy L
Juawiedw)
gzv'see LSL'T zeo‘el esv'Le v8L'8LL = 920Z Y2Ie LE
(L092) (08) (evL) (605°L) (698°9) = Jesodsip uo pajeulwng
ve9‘LT LTl ‘L L2T'e oL8‘9L - 1294 9U1 Ul UOISIAOI]
€6e‘LLT oLL‘z LEZLL SeL'6T LE8L9L » paieisay Gzoz 1udy L
- - - (Go8‘LL) G98‘LL - JuaWa)e)say
€6€°LLT oLL‘z LLLLL 009°LY TL6'SSL 5 Gz0Z 1dy L
uoneisaidap pejeINWNIDY
698‘Ser‘L oro‘L 99zCle z80‘gelL €65°€20°L z88'vLL 920Z YoJe LE
(£98°LL) (18) (£56°L) (096°L) (698°2) E sjesodsiq
- - - - - & slajsuel)
- Lz v8‘vT 09eC 0v8°‘ss (S90°e8) 1eak oy} Ul pa19)dwood sawayos
LLL'9T 0ee S9 08¢e‘s 0sz'Le ovTL syuauodwod Juswaoeiday
Tee’Le B - - - TTe‘L6 suonippy
evzo6e’L 9489 vie‘esl zoevel TLE'VS6 6L£'SOL paie1say Gzoz 1dy L
- - = (zez'ee) zee'ee - JuaWaleIsay
€veo6e’L 9/89 vLE'B8L ves‘esLl ovL‘sLe 6L£°S0L Ggzoz Mdy L
150D
0003 0003 0003 0003 0003 0003 dNOY9 -S31143d0Hd ONISNOH ¥L
soipadoid  SuisnoH diysioaumo  SuisnoH sume) uonodNJIISuUod
Sujisnoy jeioos awoy INFET S ER guisnoy iapun
1exo) 12410 1S02 MO payuoddng  je100§

920Z Yo.e\ LE papus Jeak ayy io4
SjuSWIAYL)S JeroueUlY 9Y) 0} SI0N

paiiwi] dnois SuisnoH spuelpiiA 1se3



East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

GROUP GROUP

2026 2025
£'000 £'000
The net book value of housing properties
comprises
Freehold 1,246,150 1,163,089
Long leasehold 21,412 12,880

1,267,562 1,175,969

Additions to housing properties incudes:

Capitalised interest 6,200 5,871
(at the Group average borrowing rate) 4.61% 4.64%
Direct administration costs 2,998 2,828

There were no other fixed assets held under finance lease at the year end (2025: £nil).

The Group had property with a net book value of £556,609k pledged as security at 31 March 2026 (2025:
£538,478k).

15 IMPAIRMENT OF HOUSING PROPERTIES

During the year emh Group carried out a desktop review of its property portfolio as part of its Asset
Management Strategy. This identified a number of properties that cost the association more to hold than the
income they are generating using a net present value calculation. As a result a number of properties have
been identified which the Board have approved can be disposed of. This is a trigger for impairment.

emh Group estimated the recoverable amount of its housing properties as follows:
a) Determined the level at which the recoverable amount is to be assessed i.e. the cash generating unit
(CGU) level. The CGU was determined to be an individual property;
b) Estimated the recoverable amount of the CGU;
c) Calculated the carrying amount of the CGU and;

d) Compared the carrying amount to the recoverable amounts to determine if an impairment loss had
occurred.

Based on this assessment, the Group calculated the recoverable amount of each social housing property,
using estimated market values. Comparing this to the carrying amount of each property, the Group,
determined that no impairment charge was to be made against its social housing properties.
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East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

GROUP GROUP

2026 2025
16 INVESTMENT PROPERTIES - GROUP £'000 £'000
As at 1 April 370 370
Transferred from other fixed assets - 444
Revaluation - (74)
As at 31 March 370 370

The investment property is a long leasehold office owned by emh Care and Support Limited that the charity
no longer uses for its own purposes and has sub-let to a third party on a long term lease. The last valuation
of the property was carried out at December 2023 by Tim Richardson BSc MRICS, a director at FHP Property
Consultants and a RICS Registered Valuer. The valuation was prepared on a Market Value and Market Rent
basis in accordance with VPS4 of the most recent Red Book.
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East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

GROUP PARENT GROUP PARENT

2026 2026 2025 2025

18 FIXED ASSET INVESTMENTS £000 £000 £000 £000
At 1 April 4,152 217 1,209 217
Transferinyear 66 - 2,943 -
At 31 March 4,218 217 4,152 217

The parentinvestmentis in MOR Homes, a sector wide company established to secure funding for participating

members.

The Group investments include £918k which is a condition of a loan with THFC where not less than 12 months
interestis held in an Interest Service Reserve Fund. The amount is invested by THFC in a UK Treasury 4.75% Gilt

due in 2038 with a nominal value of £933k.

The remaining Group investments are deposits held with banks.

GROUP PARENT GROUP PARENT

2026 2026 2025 2025

19 INVESTMENTS IN SUBSIDIARIES £000 £000 £000 £000
At 31 March 2026 and 1 April 2025 < 93 93

The following are subsidiary undertakings of the Parent, all of which are wholly controlled:

Directly held

East Midlands Housing & Regeneration

Limited

Registered Provider under Co-operative and Community Benefit Society Act 2014 (charitable)

emh Treasury plc
A company limited by shares for the issuance of bonds to the capital market.

emh Care & Support Limited
Company Limited by Guarantee under the Charities Commission (charitable)

Sharpes Garden Services Limited
A company limited by shares providing gardening services to the group.
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East Midlands Housing Group Limited

Notes to the Financial Statements
For the year ended 31 March 2026

Indirectly held

Midlands Rural Housing & Village

Development Limited

Non- registered provider under Co-operative and Community Benefit Society Act 2014 (non-charitable)

emh Development Company Ltd

A company limited by shares providing design and build services to the group.

The registered address for all subsidiaries is Memorial House, Stenson Road, Whitwick Business Park, Coalville,

LE67 4JP.

GROUP  PARENT GROUP PARENT
2026 2026 2025 2025
20 PROPERTIES FOR SALE AND WORK IN
PROGRESS £000 £000 £000 £000
Schemes developed for shared ownership sale 2,845 s 1,556 .
Schemes developed/in development for transfer to
others 1,594 1,295
Schemes in development for shared ownership sale 11,998 - 16,368 -
16,437 - 19,219 -
GROUP  PARENT GROUP  PARENT
2026 2026 2025 2025
21 TRADE AND OTHER DEBTORS £000 £000 £000 £000
Current tenant arrears 5,680 - 5,155 -
Less provision for bad and doubtful debts (2,214) - (2,363) -
Former tenant arrears 2,073 - 1,638 -
Less provision for bad and doubtful debts (2,073) - (1,638) -
Trade debtors 959 9 1,327 9
Less provision for trade debtors (13) - (327) -
Prepayments and accrued income 10,625 2,280 11,585 1,375
Other debtors 8 - 8 -
Taxation and social security 110 9 106 (4)
Loan to MOR Homes (all due after 1 year) 431 431 431 431
Amounts owed by group undertakings - 1,743 - 1,539
15,586 4,472 15,922 3,350
Due within one year 15,155 4,041 15,491 2,919
Due after more than one year 431 431 431 431
15,586 4,472 15,922 3,350

Amounts due from group undertakings are interest free and repayable on demand.



East Midlands Housing Group Limited

Notes to the Financial Statements
For the year ended 31 March 2026

22 IMPAIRMENT OF FINANCIAL ASSETS

During the year emh Homes also carried out a review of financial assets including properties held as stock for
sale. This identified no triggers forimpairment including properties where the market value was below the value

of the stock.

GROUP  PARENT GROUP  PARENT
2026 2026 2025 2025
23 CREDITORS: AMOUNTS FALLING DUE WITHIN
ONE YEAR £000 £000 £000 £000
Loans and overdrafts (see note 25) 5,449 - 5,732 -
Trade creditors 12,149 388 14,191 570
Rent received in advance 5,496 - 4,667 -
Accruals and deferred income 19,003 1,510 19,775 805
Taxation and social security 686 238 942 213
Corporation tax 224 - - -
Leave pay 384 127 353 109
Deferred government grants (see note 27) 2,988 - 2,965 -
Other creditors 121 - 62 -
Amounts due to group undertakings - 2,268 - 2,350
46,500 4,531 48,687 4,047
Amounts due to group undertakings are interest free and repayable on demand.
GROUP  PARENT GROUP  PARENT
2026 2026 2025 2025
24 CREDITORS: AMOUNTS FALLING DUE FTER ONE
YEAR £000 £000 £000 £000
Loans and overdrafts (see note 25) 656,071 - 607,261 -
Deferred government grants (see note 27) 341,714 - 324,803 -
HomeBuy grant payable 4,769 - 4,908 -
Recycled capital grant fund (see note 28) 4,862 - 5,095 -
1,007,416 - 942,067 -
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East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

GROUP  PARENT GROUP PARENT

2026 2026 2025 2025

25 LOANS £000 £000 £000 £000
Bank loans 210,537 - 157,124 -
The Housing Finance Corporation 15,958 - 21,030 -
MOR Homes loan 37,500 - 37,500 -
Pension Insurance Corporation PLC loan 100,000 - 100,000 -
Bond finance 297,525 - 297,339 -
661,520 - 612,993 -

All loans are in Sterling and are secured by fixed charges on individual properties.

Loans have various fixed and variable rates of interest ranging between 3.1% (2025: 3.1%) and 11.8% (2025:
11.8%). The maturity of fixed rate interest arrangements does not necessarily lead to a requirement to repay
the debt. Interest is payable on differing terms varying between monthly, quarterly and annually.

Loans are repayable as follows:

In one year or less 5,449 - 5,732 -
Between two and five years 123,224 - 69,148 -
In more than five years 532,847 - 538,113 -

661,520 - 612,993 -

The loan valuations above include an increase of £848k (2025: £1,007k) in respect of FRS102 Basic Financial
Instruments amortised cost valuation method.

Other non- At 31
At 1 April Cash cash March
2025 flows changes 2026

26 ANALYSIS OF CHANGES IN NET DEBT -
GROUP £'000 £'000 £'000 £'000
Cash and cash equivalents 34,053 (8,991) - 25,062

Borrowings

Debt due within one year (5,732) 5,732 (5,449) (5,449)
Debt due after one year (607,261) (53,639) 4,829 (656,071)
(612,993) (47,907) (620) (661,520)
Total Net Debt (578,940) (56,898) (620) (636,458)
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East Midlands Housing Group Limited

Notes to the Financial Statements
For the year ended 31 March 2026

Social Other
housing government

grant grant Total

27 DEFERRED GOVERNMENT GRANTS -
GROUP £'000 £'000 £'000
At 1 April 2025 310,163 17,605 327,768
Received in the year 19,373 1,778 21,151
Released to income in the year (2,568) (260) (2,828)
Disposed in the year (1,367) (22) (1,389)
At 31 March 2026 325,601 19,101 344,702
Deferred government grant to be released within one year 2,670 318 2,988
Deferred government grant to be released in more than one year 322,931 18,783 341,714
Recycled
capital
grant
fund
28 RECYCLED CAPITAL GRANT FUND - GROUP £'000
At 1 April 2025 5,095
Utilised during the year (2,197)
Interest credited to the fund 227
Transferred to fund during the year 1,737
At 31 March 2026 4,862

Page 74



East Midlands Housing Group Limited
Notes to the Financial Statements

For the year ended 31 March 2026

29 PENSION SCHEMES

The Group operates four defined benefit pension schemes.

GROUP
m i liabilities for the year ended 31 March 202
The 5
.The Pensions Le|cest.er Derbyshire
Pensions shire
Trust - County
Tross- Growth Sty Council
SHPS Council
Plan
£'000
Net liability as at 1 April 2025 4,638 1 - -
Movements reflected in the income & expenditure
account 275 - 37 191
Movements reflected in other comprehensive income (279) - 43 231
Contributions paid (1,580) - (80) (377)
Net liability as at 31 March 2026 3,054 1 - 45
Summary of the movement on pension scheme liabilities for prior year ended 31 March 2025
The $
'The Pensions Leucest.er Derbyshire
Pensions shire
il Trust - Gourity County
SHPS Growth Council Council
Plan
£'000
Net liability as at 1 April 2024 6,817 - - -
Movements reflected in the income & expenditure
account 330 - (81) 364
Movements reflected in other comprehensive income (779) 1 218 (141)
Contributions paid (1,730) - (137) (223)
Net liability as at 31 March 2025 4,638 1 - -
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East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

The Company operates one defined benefit pension schemes.

PARENT
eme liabilitie the year ended 3
The
Pensions
Trust -
SHPS
£'000
Net liability as at 1 April 2025 816
Movements reflected in the income & expenditure
account 50
Movements reflected in other comprehensive income
(51)
Contributions paid (280)
Net liability as at 31 March 2026 535

The

Pensions

Trust -

SHPS

£000

Net liability at 1 April 2024 1,216
Movements reflected in the income & expenditure

account 60

Movements reflected in other comprehensive income

(157)

Contributions paid (303)

Net liability at 31 March 2025 816

The Pensions Trust - Social Housing Pension Scheme

The company/association/charity participates in the Social Housing Pension Scheme (the Scheme), a multi-
employer scheme which provides benefits to some 500 non-associated employers. The Scheme is a defined
benefit scheme in the UK.

The Scheme is subject to the funding legislation outlined in the Pensions Act 2004 which came into force on 30
December 2005. This, together with documents issued by the Pensions Regulator and Technical Actuarial
Standards issued by the Financial Reporting Council, set out the framework for funding defined benefit
occupational pension schemes in the UK.

The last completed triennial valuation of the scheme for funding purposes was carried out as at 30 September
2023. This valuation revealed a deficit of £693m. A Recovery Plan has been put in place with the aim of removing
this deficit by 31 March 2028.
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East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

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

1
For accounting purposes, a valuation of the scheme was carried out with an effective date of 30 September
eachyear. The liability figures from this valuation are rolled forward for accounting year-ends from the following
31 March to 28 February inclusive.

The latest accounting valuation was carried out with an effective date of 30 September 2025. The liability figures
from this valuation were rolled forward for accounting year-ends from the following 31 March 2026 to 28
February 2027 inclusive.

The liabilities are compared, at the relevant accounting date, with the company’s fair share of the Scheme’s
total assets to calculate the company’s net deficit or surplus.

GROUP PARENT

2026 2025 2026 2025

£'000 £'000 £'000 £'000
Present values of defined benefit obligation, fair value '
of assets and defined benefit asset/(liability)
Fair value of plan assets 30,226 28,596 5,351 5,031
Present value of defined benefit obligation (33,280) (33,234) (5,886) (5,847)
Defined benefit (liability) to be recognised (3,054) (4,638) (535) (816)

GROUP PARENT

2026 2025 2026 2025

£'000 £'000 £'000 £'000
Reconciliation of opening and closing balances of the
defined benefit obligation
Defined benefit obligation at start of period 33,234 35,630 5,847 6,257
Expenses 47 37 10 8
Interest expense 1,912 1,722 338 303
Actuarial losses (gains) due to scheme experience (619) 1,566 (106) 304
Actuarial losses (gains) due to changes in demographic _
assumptions 268 - 46 -
Actuarial losses (gains) due to changes in financial
assumptions (445) (4,642) (78) (853)
Benefits paid and expenses (1,117) (1,079) (171) (172)
Defined benefit obligation at end of period 33,280 33,234 5,886 5,847
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East Midlands Housing Group Limited
Notes to the Financial Statements
For the year ended 31 March 2026

GROUP PARENT
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Reconciliation of opening and closing balances of the
fair value of plan assets
Fair value of plan assets at start of period 28,596 28,813 5,031 5,041
Interestincome 1,684 1,429 298 251
Experience on plan assets (excluding amounts included in
interestincome) - gain (loss) (517) (2,297) (87) (392)
Contributions by the em[:;loyer 1,580 1,730 280 303
Benefits paid and expenses (1,117) (1,079) (171) (172)
Fair value of plan assets at end of period 30,226 28,596 5,351 5,031
The actual return on the plan assets (including any
changes in share of assets) over the period 1,167 868 211 141
GROUP PARENT
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Defined benefit costs recognised in statement of
comprehensive income (SOCI)
Expenses 47 37 10 8
Net interest expense 228 293 40 52
Defined benefit costs recognised in statement of
comprehensive income (SoCl) 275 330 50 60
GROUP PARENT
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Defined benefit costs recognised in other
comprehensive income
Experience on plan assets (excluding amounts included in
netinterest cost) - gain (loss) (517) (2,297) (87) (392)
Experience gains and losses arising on the plan liabilities -
(loss)/gain 619 (1,566) 106 (304)
Effects of changes in the demographic assumptions
underlying the present value of the defined benefit
obligation - (loss)/gain (268) - (46) -
Effects of changesin the financial assumptions underlying
the present value of the defined benefit obligation -
(loss)/gain 445 4,642 78 853
Total amount recognised in other comprehensive income
- gain (loss) 279 779 51 157
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GROUP PARENT

2026 2025 2026 2025

£'000 £'000 £'000 £'000
Assets
Global Equity 3,350 3,204 593 564
Liquid Alternatives 5,382 5,303 953 933
Insurance-Linked Securities 44 89 8 16
Property 1,476 1,432 261 252
Infrastructure 1 4 - 1
Private Equity 65 24 12 4
Real Assets 2,846 3,424 504 602
Private Credit 3,650 3,500 646 616
Credit Relative Value 1,203 1,093 213 192
Investment Grade Credit 1,778 881 315 155
Cash 7 388 1 68
Long Lease Property - 8 - 1
Secured Income 917 477 162 84
Liability Driven Investment 9,215 8,662 1,631 1,524
Currency Hedging (1) 45 - 8
Net Current Assets 293 62 52 11
Total assets 30,226 28,596 5,351 5,031

None of the fair values of the assets shown above include any direct investments in the employer's own
financial instruments or any property occupied by, or other assets used by, the employer.
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) GROUP PARENT

Key Assumptions 2026 2025 2026 2025
% per % per % per % per

annum annum annum annum

Discount Rate 6.11 5.84 6.14 5.87
Inflation (RPI) 3.30 3.09 3.29 3.08
Inflation (CPI) 3.03 2.79 3.03 2.80
Salary Growth 4.03 3.79 4.03 3.80
75% of 75% of 75% of 75% of

Allowance for commutation of pension for cash at maximum  maximum maximum  maximum
retirement: allowance allowance allowance allowance

The mortality assumptions adopted as at 31 March 2026 imply the following life expectancies:

GROUP PARENT

Life Life

expectancy expectancy

at age 65 at age 65

(Years) (Years)

Male retiring in 2026 20.9 20.9
Female retiring in 2026 23.2 23.2
Male retiring in 2046 22.2 22.2
Female retiring in 2046 24.6 24.6

The Pensions Trust (TPT) is involved in a current court case regarding the administration of its defined benefit
pension schemes, including the Social Housing Pension Scheme (SHPS). Following a benefits review, TPT are
asking the court to determine if changes made to the scheme rules in the past were in accordance with the trust
deed and rules, and if not, whether certain amendments are invalid. If the court determines that historic
amendments have resulted in amendments that are invalid this could result in increased pension liabilities.

The court hearing finished on 28 March 2025, no ruling has yet been given nor is expected until late 2026.
The estimated impact on the Group if these pension changes are ruled not to have been valid is not expected
to be material on the consolidated financial statements.

The estimated impact on East Midlands Housing Group Limited if these pension changes are ruled not to have
been valid is up to £228,000.

This estimate is based on the current investment strategy and applicable valuation assumptions used for the
purpose of the scheme triennial review. The potential impact on the FRS 102 defined benefit pension obligation
is not expected to be materially different from this estimate. The size of the potential liability is due to the
retrospective nature of the changes, the length of time involved, and the number of Scheme members affected.
In the event of an adverse ruling, the precise impact on the income statement and balance sheet will be
assessed and a payment plan would be agreed with the Trustee with payments made, as normal, over anumber
of years.
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Following the ruling in another pensions legal case (Virgin Media Ltd v NTL Pension Trustees Il Ltd & Ors), the
Trustee was advised that further clarification should be obtained in the Trustee’s own court application on
several points arising from the judgment. As a result, the Trustee has stated it will not be in a position to assess
the extent of the changes (if any) which are required as a result of the Virgin Media judgment until it receives
answers to the questions it is asking in its court application. These matters were considered by the High Court
in the same hearing that closed on 28 March 2025. No ruling has yet been given. Subsequent to the hearing, the
government has stated that it intends to legislate to allow pension schemes to retrospectively obtain actuarial
confirmation under section 37 of the Pension Schemes Act 1993. While the legislation has not yet been laid, it
is expected that once the new regulations are effective, they will significantly mitigate any risk of additional
liabilities on these matters should there be an adverse ruling. At this time, no estimate has been made of the
additional liabilities that may have arisen in the event of an adverse ruling by the High Court.

Management have considered all information available to them in respect of the ongoing court case. This
includes discussions with the scheme’s actuary, information provided by TPT and known information relating
to the complexity of the case. Taking all this information together management have concluded that the best
estimate of benefits payable used in measuring the defined benefit pension obligation recognised in these
financial statements should not include an estimate for any additional liabilities that may arise if the high court
makes an adverse ruling.

Reimbursement Asset

The Social Housing Pension Scheme provided by Midlands Rural Housing Association (a subsidiary of emh
Group) is for staff employed under a joint employment contract with the 4 rural associations for which it
provides services. A legal agreement is in place between the 5 entities which sets out how the pension costs
of those jointly employed staff will be met by each entity.

In line with this agreement the 4 rural associations therefore have a liability for their share of the deficit
contribution payments arising under the plan. Under FRS102 Section 21 this creates a reimbursement asset
between Midlands Rural Housing (and therefore emh Group) and the 4 rural associations. This is separately
declared within the Statement of Financial Position on the following basis:

GROUP

2026 2025

£'000 £'000
As at 1 April 337 560
Payment received (123) (153)

~Change in debtor 2 (70)

As at 31 March 216 337
Split to Rural Housing Associations
Warwickshire Rural Housing Association 80 125
Northampton Rural Housing Association 85 132
Peak District Rural Housing Association 39 61
Leicestershire Rural Housing Association 12 19
Total pension debtor 216 337
Movement in the year included in Other Comprehensive
Income - Remeasurement of Social Housing Pension
Scheme
Change in Debtor 2 (70)

(70)
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The Pensions Trust - The Growth Plan

The group/association/charity participates in the scheme, a multi-employer scheme which provides benefits
to some 521 non-associated participating employers. The scheme is a defined benefit scheme in the UK. It is
not possible for the company to obtain sufficientinformation to enable it to account for the scheme as a defined
benefit scheme. Therefore, it accounts for the scheme as a defined contribution scheme.

The scheme is subject to the funding legislation outlined in the Pensions Act 2004 which came into force on 30
December 2005. This, together with documents issued by the Pensions Regulator and Technical Actuarial
Standards issued by the Financial Reporting Council, set out the framework for funding defined benefit
occupational pension schemes in the UK.

The scheme is classified as a 'last man standing arrangement'. Therefore, the company is potentially liable for
other participating employers' obligations if those employers are unable to meet their share of the scheme
deficit following withdrawal from the scheme. Participating employers are legally required to meet their share
of the scheme deficit on an annuity purchase basis on withdrawal from the scheme.

A full actuarial valuation for the scheme was carried out at 30 September 2023. This valuation showed assets
of £514.9m, liabilities of £531.0m and a deficit of £16.1m. To eliminate this funding shortfall, the Trustee has
asked the participating employers to pay additional contributions to the scheme as follows:

GROUP
£2.1m per annum

Deficit contributions from 1 April 2025 to 31 March 2028: (payable monthly)

Unless a concession has been agreed with the Trustee the term to 31 March 2028 applies.

Note that the scheme’s previous valuation was carried out with an effective date of 30 September 2020. This
valuation showed assets of £800.3m, liabilities of £831.9m and a deficit of £31.6m. To eliminate this funding
shortfall, the Trustee asked the participating employers to pay additional contributions to the scheme as
follows:

£3.312m per annum
Deficit contributions from 1 April 2022 to 31 January 2025: (payable monthly)

The recovery plan contributions are allocated to each participating employer in line with their estimated share
of the Series 1 and Series 2 scheme liabilities.

Where the scheme is in deficit and where the company has agreed to a deficit funding arrangement the
company recognises a liability for this obligation. The amount recognised is the net present value of the deficit
reduction contributions payable under the agreement that relates to the deficit. The present value is calculated
using the discount rate detailed in these disclosures. The unwinding of the discount rate is recognised as a
finance cost.
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GROUP

2026 2025

£'000 £'000
Present Value of provision
Present value of provision at period end 1 1
Reconciliation of opening and closing provisions
Provision at start of period 1 -
Remeasurement - amendments to the contribution schedule - 1
Provision at the end of period 1 1
Income and expenditure impact
Remeasurement - amendments to the contribution schedule - 1
Assumptions
Rate of discount per annum 4.92% 4.84%

The discount rates shown above are the equivalent single discount rates which, when used to discount the
future recovery plan contributions due, would give the same results as using a full AA corporate bond yield to
discount the same recovery plan contributions.

Local government pension scheme
The Group/Association also participates in two Local Government Pension Scheme; administered by

Leicestershire County Council and Derbyshire County Council. The Local Government Pension Schemes are
defined benefit scheme and are contracted out of the state scheme.

Leicestershire Derbyshire County
County Council Council
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Fair value of employer assets 8,972 8,848 38,399 36,445
Present value of funded liabilities (4,475) (4,055) (24,978) (24,884)
Net overfunding in funded plans 4,497 4,793 13,421 11,561
Present value of unfunded liabilities - - (45) (49)
Restriction of pension fund surplus (4,497) (4,793) (13,421) (11,512)
Net (liability) - - (45) -

Both the Leicestershire County Council scheme and the Derbyshire County Council scheme are in a net asset
position. As it is not expected that these net assets are recoverable, then they have been capped to £nil. It is
possible that these surpluses could be recognised in future accounting periods. The effects of this restriction
are noted below.
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Leicestershire

Derbyshire County

County Council Council

2026 2025 2026 2025
Reconciliation of defined benefit obligations £'000 £'000 £'000 £'000
Opening value of funded liabilities 4,055 4,645 24,884 28,703
Opening value of unfunded liabilities - - 49 54
Current service cost 39 72 197 267
Past service cost (including curtailments) - 26 - 94
Interest cost on obligations 232 225 1,416 1,359
Members contributions 15 21 80 80
Benefits paid (148) (137) (1,336) (1,277)
Unfunded benefits paid - - (4) (4)
Changes in financial assumptions (99) (753) (684) (4,024)
Changes in demographic assumptions (64) (8) (752) (50)
Other experience 445 (36) 1,173 (269)
Closing value of funded liabilities 4,475 4,055 24,978 24,884
Closing value of unfunded liabilities - - 45 49

Leicestershire

Derbyshire County

County Council Council
2026 2025 2026 2025

Reconciliation of fair value of plan assets

Opening fair value of plan assets 8,848 8,324 36,445 36,112
Interest on assets 234 404 1,422 1,356
Members contributions 15 21 80 80
Employers contributions 80 137 373 219
Benefits paid (148) (137) (1,336) (1,277)
Unfunded benefits paid - - (4) (4)
Contributions in respect of unfunded benefits paid . = 4 4
-Other experience (434) = (141) s
Return on assets excluding net interest 377 99 1,556 (45)
Closing fair value of plan assets 8,972 8,848 38,399 36,445
Expenses recognised in the income and expenditure

account

Current service cost 39 72 197 267
Past service cost (including curtailments) - 26 - 94
Interest cost (2) (179) (6) 3
Total pension costs recognised in the income and expenditure

account 37 (81) 191 364
Amounts recognised in other comprehensive income

Changes in financial assumptions (99) (753) (684) (4,024)
Changes in demographic assumptions (64) (8) (752) (50)
Other experience 879 (36) 1,314 (269)
Return on assets excluding interest (377) (99) (1,556) 45
Restriction of pension fund surplus (296) 1,114 1,909 4,157
Total amounts recognised in other comprehensive income 43 218 231 (141)
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Leicestershire

Derbyshire County

County Council Council

2026 2025 2026 2025
Reconciliation of the effect of the restriction on pension
fund surplus
Net asset ceiling at Start Financial Year 4,793 3,679 11,512 7,355
Restriction of pension fund surplus (296) 1,114 1,909 4,157
Net asset ceiling at End Financial Year 4,497 4,793 13,421 11,512
The estimated split of plan assets at each period end is as
follows:
Equities 81% 78% 61% 62%
Bonds 5% 5% 28% 27%
Property 6% 7% 7% 7%
Cash 8% 10% 4% 4%

100% 100% 100% 100%

Principal actuarial assumptions at the year-end were as
follows:

Inflation/pension increase rate

Salary increase rate

Discount rate

Leicestershire
County Council

2026 2025
3.00% 2.75%
3.50% 3.25%
6.20% 5.80%

Derbyshire County

Council
2026 2025
3.00% 2.80%
4.00% 3.80%
6.20% 5.80%

Life expectancy is based on the Fund's VitaCurves with improvements in line with the CMI 2025 model, with
core parameterisation, initial adjustment of 0.25% and a long-term rate of improvement of 1.5% p.a for both
males and females. Based on these assumptions, the average future life expectancies at age 65 are

summarised below:

Current pensioners
Future pensioners

Male Female
Years

215 24.9

21.9 26.5

Male Female
Years

21.3. 24.2

22.1 25.5

A commutation allowance is included for future retirements to elect to take 70% in the Leicestershire County
Council scheme and 65% in the Derbyshire County Council scheme, of the maximum additional tax-free cash

up to HMRC limits.

The last full actuarial valuation of the both the Derbyshire County Council scheme and the Leicestershire
County Council scheme were performed on 31 March 2025. The Group/Association expects to contribute £nil
to the Derbyshire County Council scheme and £nil to the Leicestershire County Council scheme in the period

to 31 March 2027.
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The sensitivities regarding the principal assumptions used to measure the scheme liabilities are set out below:

Change in assumptions at End Financial Year

0.1% decrease in real discount rate
1yearincrease in member life expectancy
0.1% increase in salary increase rate

0.1% increase in pension increase rate (CPI)
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30 CALLED UP SHARE CAPITAL

At 31 March 2026, the Group had 7 ordinary shares (2025: 7) in issue, with each share having a nominal
value of £1. The shares have no rights to dividends nor to any share of the assets of the Group in the event
of it ceasing to operate.

GROUP PARENT GROUP PARENT
2026 2026 2025 2025
31 RESTRICTED RESERVES £000 £000 £000 £000
Property fund - NHS 315 - 322 -
SEIF Capital Grant 90 - 92 -
405 - 414 -

Balance
at Outgoing Balance at
1 April 31 March
2025 Resources Transfers 2026
£000 £000 £000 £000
Property fund - NHS 322 (7) - 315
SEIF Capital Grant 92 (2) - 90
414 (9) - 405

The Property fund - NHS relates to 5 properties transferred from the NHS to the emh Care and Supportin
March 1999 and represents the net book value of these properties. The properties must be used for the
provision of residential and nursing care support and accommodation to the local public. The charge each
year is the depreciation charged on the properties.

The SEIF Capital fund relates to a single property owned by emh Care & Support and represents the net
book value of improvement works carried out to the property in 2011 funded by the Social Enterprise
Investment Fund administered by the then Department of Health. The property must be used for ongoing
care. The charge each year is the depreciation charged on the improvement works.

GROUP PARENT GROUP PARENT
2026 2026 2025 2025
32 OPERATING LEASES £000 £000 £000 £000

Non-cancellable operating lease rentals are payable as follows:

Less than one year 1,360 226 1,254 226
Between one and five years 1,254 - 2,593 -
2,614 226 3,847 226

During the year the group recognised £1,238k (2025: £1,175k) and the parent recognised £226k (2025:
£314Kk) as an expense in the income and expenditure account in respect of operating leases.
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GROUP PARENT GROUP PARENT
2026 2026 2025 2025
33 CAPITAL COMMITMENTS £000 £000 £000 £000
Capital expenditure that has been contracted
for but has not been provided for in the financial
statements 124,724 - 108,378 -
Sources of Funding
Government Grants 7,610 - 20,868 -
Working Capital 56,566 - 16,511 -
Secured & Available Facilities 60,548 - 70,999 -
Capital expenditure that has been authorised by
the Board of Management but has yet been
contracted for 69,018 - 93,951 -
Sources of Funding
Secured & Available Facilities 69,018 - 93,951 -
GROUP PARENT GROUP PARENT
2026 2026 2025 2025
34 CONTINGENT LIABILITIES £000 £000 £000 £000
Freehold Care Properties 1,432 = 1,432 o
Development Scheme Guarantees 105 = 105 s
Pension Guarantee 200 = 200 =
1,737 - 1,737 -

The freehold care properties were transferred by the Secretary of State for Health to the Group. If following
transfer, the use of any of these properties ceases to be the provision of residential and nursing care
support and accommodation to the local public or the Group decides to sell the property, then the charity
would be liable to pay back to the Secretary of State for Health an amount equal to the value at which the
transfer at 31 March 1999 was made. The Secretary of State for Health has first option to purchase these

properties.

The development scheme guarantees relate to section 38 planning conditions on 2 development schemes

and are with local authorities.

The pension guarantee relate to the employees transferred from a local authority who are members of the

LCC LGPS scheme as detailed in note 29.
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GROUP  PARENT GROUP PARENT
2026 2026 2025 2025
35 RELATED PARTY TRANSACTIONS £000 £000 £000 £000

Within the boards of the Group, there were no board members or shareholders at 31 March 2026 who
were tenants of the Association during the year. Tenant Board and committee members are charged and
required to pay rent on standard terms.

During the year emh Group (parent) had the following intercompany recharge transactions with regulated
and non-regulated entities within the emh Group.

Sales to:

emh Housing & Regeneration Limited 16,787 15,378
emh Care & Support Ltd 1,208 1,163
Sharpes Garden Services Ltd 7 7
emh Development Company Ltd 512 582

Sales to subsidiaries are management costs and overheads charged using an activity based
apportionment method. These charges are made at cost plus a margin.

Purchases from:
emh Housing & Regeneration Limited 226 314
Sharpes Garden Services Ltd 1 =

Purchases from emh Housing and Regeneration are rental charges for an office building. These charges
are made at an arm's length commercial rate. Purchases from Sharpes Garden Services are provision of
gardening services and contract management services, these charges are made at an arm's length
commercial rate.

At the end of the year emh Group (parent) had the following intercompany balances with regulated and
non- regulated entities within the emh Group.

Debtors

emh Housing & Regeneration Limited - 4
emh Care & Support Limited 222 136
Midlands Rural Housing 240 171
emh Sharpes 193 158
emh Development Company Ltd 16 17
emh Treasury plc ' 1,072 1,053
Creditors )

emh Housing & Regeneration Limited 2,265 2,300
emh Care & Support Limited 3 2
Midlands Rural Housing - 48
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