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INTRODUCTION TO THE FINANCIAL STATEMENTS

This report reflects our performance over the
year to 31 March 2026 and the progress we
continue to make.

Over the past year, ensuring safe, well-
maintained homes and reliable, supportive
services for our customers has remained our
priority.

We began the year with encouraging
improvements in key service areas, including
call handling, complaint resolution and repairs.
I'm pleased that this progress has been
maintained throughout the year, and our rent
collection ended in a strong position. A big
part of this success comes from the valuable
contribution of our Customer Scrutiny Panel,
whose lived experience and honest feedback
help us see our services through our
customers’ eyes and drive meaningful
improvements.

This strong focus on listening to customers,
supported by robust governance and financial
management, was reflected in the inspection
of our subsidiary, Heart of Medway. Following
its first assessment by the Regulator of Social
Housing since growing beyond 1,000 homes,
Heart of Medway achieved the highest possible
ratings of G1, V1 and C1. We are particularly
proud of this outcome, which reflects the
strength of our approach and the high
standards we set across the organisation.

During the year, Awaab’s Law came into force,
raising standards for health and safety and
ensuring potential risks are addressed quickly
and effectively to keep our customers safe in
their homes. Thanks to early preparation and
proactive work, we were ready to meet the
new requirements and timescales, giving
reassurance that customer wellbeing remains
a constant focus in how we operate.
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While there is much to be positive about, we
are disappointed that our customer
satisfaction results fell short of our
expectations. Improving this is our clear focus
for the year ahead. A major part of this work
will be a full review of our repairs service to
ensure it becomes more responsive, reliable
and consistent for our customers. Alongside
this, we are investing heavily in our existing
homes, with almost £40 million being spent on
major and planned repairs. We also remain
firmly on track to achieve 100% EPC C by
2030, supported by a successful £2.9 million
bid through the Social Housing
Decarbonisation Fund.

We welcome the government’s recognition of
the significant capacity pressures facing the
housing sector. The Spending Review
addressed several important issues raised by
the sector, including funding for new homes,
fairer access to building safety funding and
greater certainty on rent setting.

In addition, we have continued to contribute
to meeting local housing need and during the
year, we completed 112 new homes, with a
further 55 homes starting on site and 100
more planned.

None of this work would be possible without
the dedication and commitment of our
colleagues. I want to sincerely thank them for
their hard work, professionalism and care.

Finally, we also extend our thanks to Ray
Christopher, who stepped down from the
Board during the year, for his valued
contribution and service to the organisation.

g —

Chair of the Board
MHS Homes Limited
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mhs homes AT A GLANCE

mhs homes limited (‘mhs homes’) was
established in 1990 following a stock transfer
from Rochester upon Medway City Council. We
are the largest independent social landlord,
being registered with the Charity Commission
rather than the Regulator of Social Housing.
Our objectives are to provide social housing in
Kent and all services linked to this provision.
All surpluses are reinvested into building more
new homes, improving existing homes and
supporting local communities. It is the parent
body of mhs homes group (‘the Group’).Heart
of Medway Housing Association is a subsidiary
of mhs homes and is registered with the
Regulator of Social Housing.

Our ultimate ambition is to help end the
housing crisis in North Kent by providing safe
and sustainable homes.

mhs homes continues to be the only housing
association of size not to be a registered
provider and, although we comply with the

ethos and aims of the social housing sector,
our status allows us greater control of our own
destiny and objectives. We value our
relationships with the regulated sector, and
mhs homes generally follows the guidance of
the Regulator of Social Housing in areas such
as service to customers, quality of homes and
effective corporate governance.

We own and manage 10,160 homes, mainly in
Medway, but with an increasing number in
surrounding areas of North Kent. Most are
social rented, though we also provide shared
ownership and market rented. mhs homes
owns the majority of our social properties -
8,119, with a further 1,323 in Heart of
Medway. We are the corporate trustee of 6
homes in the Lord Kitchener Memorial Homes
Trust. The Group manages 84 social properties
for third parties with a further 19 managed by
third parties. In addition, there are 409
market rent and commercial properties along
with 200 managed freeholders.

Our properties are spread over North Kent as shown below

28 148

Gravesham

8,897

Medway

114
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mhs homes AT A GLANCE

Financial Highlights

Turnover

Operating Surplus

Surplus excluding movement in fair value
Net Interest costs

EBITDA MRI !

EBITDA - MRI! Margin to turnover

Debt less cash and cash equivalents
EBITDA - MRI!/ Interest Cover

Net Debt / EBITDA - MRI!

2025/26
£79.8 million

£22.6 million
£8.5 million
£14.0 million
£20.8 million

26%

£307.3 million

135%

14.8

2024/25
£82.7 million

£24.9 million
£10.7 million
£14.3 million
£22.8 million
28%
£302.5 million
151%

13.3

L EBITDA - MRI: Earnings before interest, tax, depreciation, capitalised major repairs and surplus on

sale of fixed assets

Operational Highlights

Total stock owned and managed
% Homes at Decent Homes Standard
% Homes at SAP rating C or above

New homes brought into management
New homes started on site
Homes purchased from a registered provider

% of lettings to Homeless

Investment in new homes
Investment in existing homes

Customer Satisfaction

2025/26
10,160
98%
82%

112
22
5

24%

£14 million
£38 million

69%

2024/25
10,069
99%
79%

134
37
10*

38%

£31 million
£35 million

78%

A full report on the Tenant Satisfaction Measures is available on the mhs homes website

* 10 Leasehold properties purchased at nil value
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STRATEGIC REPORT: AN OVERVIEW OF 2025/26 RESULTS

The surplus (before tax and fair value adjustment)

of £8.5 million is £2.1 million down from last

year as investment in our current homes was increased and less social housing grant was received

in the year. We also invested £14 million in new ho

mes, with a further 112 homes year brought into

management and 5 purchased from another registered provider.
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The majority of the surplus continues to be
derived from low-risk social housing with the
major risk around future repair costs. A full
stock survey is taking place to ensure these
future costs can be accurately estimated.
Income increases are linked to inflation and
therefore are generally predictable.
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Turnover decreased in the year as the
additional rental and service charge income of £3
million, through a combination of rent increases
and new properties, was offset by a fall in first
tranche shared ownership sales. The decrease in
shared ownership was due to a planned reduction
in development activity. At the year-end there
was 1 home unsold. During the year we sold 6
new shared ownership properties (2025:59).

0 I I I I I

2022 2023 2024 2025 2026

w
o

N
o

£'million
=
o

H Surplus from market rent and other non charitable
activities

H Surplus from property sales including 1st tranche shared
ownership

B Surplus from social housing activities

Repair costs have increased significantly over
the last five years reflecting additional demands
around buildings safety, sustainability, damp
and mould and the life cycle of components
following significant investment in the 1990's.
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STRATEGIC REPORT: AN OVERVIEW OF 2025/26 RESULTS

Movement from year to year: the movement in surplus before fair value from last year to the
current year is shown below.

£’ million
Increase in income from rents & service charges 4.4
Decrease in income from other income (0.5)
Decrease in surplus from non-social housing (0.3)
Decrease in surplus from sale of fixed assets and 1%t tranche shared ownership (0.9)
Increase in income and surplus from non-social housing 2.7
Increase in repairs expenditure 1.7
Increase in service charge costs 1.3
Increases in other operating costs 0.4
Decrease in net financing costs (0.2)
Increase in costs 3.2
Decrease in surplus due to movements in depreciation & amortised grant 1.6
Reduction in surplus before fair value adjustments compared to 24/25 2.1

18 300%

v 16 >

@ % O

2 1 250% ;

) w12 200% &

Interest payable costs increased through %’ 10 g

£10m additional borrowing, and when £ g 150% <

combined with additional investment in our 5§ ¢ 100% S

current homes, has led to a reduction in E 4 <D'z

interest cover, though still substantially ahead W 2 >0% =

of covenant requirements. 0 0% v

2022 2023 2024 2025 2026

B Gross interest costs === EB|ITDA-MRI/ interest costs

Investment properties: Over the years the Group has built up an investment portfolio of 364
properties rented to tenants at market rent. These are a valuable investment and produce a return
to our original cost of 6.8% (2025: 5.9%). The Group has invested £52 million in acquiring this
portfolio, which are now estimated to be worth £81 million. They are held as a long-term investment
so that the annual surpluses from the rental stream can be invested into charitable activities rather
than for capital gain.

Pension: The annual FRS102 actuarial review of the defined benefit pension scheme, closed to new
entrants since 2005, shows the scheme has assets £18.5 million greater than its liabilities, an
increase of £4.8 million over the previous year. However, as consistent with last year, an asset
ceiling has been applied so no pension asset is shown within the accounts.
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STRATEGIC REPORT: OUR STRATEGIC PLAN 2024 - 2027

The 2024 - 2027 strategic plan was approved by the Board in March 2024 and drives our priorities,
keeping our customers at the heart of everything we do. It sets out our ambitions and the
commitments we will work towards to deliver safe, sustainable homes and communities where
people can live well. Our strategic priorities are:

e Visible, responsive & caring landlord

e Safe & sustainable homes

e Listening, learning & acting on customers’ views
e Community champion & partner of choice

e Safe, inclusive & rewarding workplace

e Well governed, well managed & financially strong

We want everyone to live in a home they can be proud of. This includes ensuring the voice of the
customer helps shape how we develop and deliver services. Over the next year of the plan, we’ll
invest more resources into our existing homes. But if we're going to drive forward our ambition to
tackle the housing crisis in North Kent, we still have a responsibility to balance this with investment
in the supply of new homes. We therefore need to use our resources wisely to maximise the delivery
of new homes.

We have agreed six interlinked strategic priorities, and these are described below along with how we
are progressing against meeting the targets for the period to 2027. Further details can be found on
page 13.

Strategic priority one: Visible, responsive & caring landlord

2027 Target Update on Progress

The results this year were disappointing with a fall from
78% last year to 69%. However, during the year
improvement in call answering times and repair
performance give us confidence that this should start to
rise in the upcoming year.

Achieve 85% overall customer
satisfaction

68% repairs were completed on time this year, a similar
Make sure 90% of repairs are result to last year. However, this coincided with a
completed within target time reduction of overdue jobs, and the last quarter of the
year showed a marked increase.

An improvement from 57% last year to 77% showed the
impact of a review of processes and additional resources,
with month-on-month improvements delivered.

Make sure 95% of complaints are
responded to within timescale

We fell short of the target by 6%. For context it is a local
authority decision to refer homeless households to our
homes as they become void, so we are working with
them to encourage a higher referral rate of homeless
households.

Make sure 30% of lettings go to
homeless households

Last year’s improvements continued, with arrears falling
Reduce rent areas to 2% from 4.03% to 2.96%. Whilst the strategic target is
ambitious, our progress towards this is heartening.
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STRATEGIC REPORT: OUR STRATEGIC PLAN 2024 - 2027

Strategic priority two: Safe and sustainable homes

2027 Target

Build 363 new homes

Make sure that at least 85% of homes
meet a minimum of EPC C rating

Secure £1.25 million funding from the
Social Housing Decarbonisation Fund

Make sure that all homes meet the
Decent Homes Standard

Ensure that all building safety remedial
works are completed

Open a new Foyer for
vulnerable people

young

Obtain SHIFT Sustainability Standard
accreditation

Update on Progress

Over the first two years plan 246 new homes have been
completed and handed over into management. However,
with 61 homes predicted to hand over in the upcoming
year we will miss this target as resources have been
reallocated to our existing homes.

With the current position standing at 83% and we are
confident that this target will be comfortably exceeded by
March 2027.

Funding of £2.9 million over the three years to March 2028
was confirmed in March 2025 in addition to the £0.4 million
received in 24/25

Updated surveys at the end of year identified 133 homes
as failing the standard with works already programmed to
bring them back to standard. The long-term financial plan
has the funding allocated to meet this target

The final seven blocks, all below three storeys, are
programmed to be completed by March 2027.

The Sunrise Foyer was opened in December 2024

We have been awarded the Silver Award, demonstrating
our commitment to embedding sustainability and working
towards our ultimate ambition of net zero carbon. We are
now aiming for Gold.

Strategic priority three: Listening & acting on customers’ views

2027 Target

Ensure that the views of our customers
are front and centre of all we do

Respond proactively to all Customer
Scrutiny Panel (CSP) reviews

Launch a Resident’s Asset
Management Panel as a ‘critical friend’
on repairs services

Launch new opportunities for
homeowners so that their voices are
heard

mhs homes limited

Update on Progress

We have increased opportunities for customers to have
their say through formal and informal routes as well as
increasing the focus on sharing ‘you said, we did’ to show
how customer views have influenced decisions

Two reviews took place during the vyear: Planned
maintenance and Damp and Mould with all actions from
previous years being closed. Our website details the
outcomes and resulting changes to our processes

During the year the group has been invaluable in assisting
with procurement that will enable a more financially
efficient and customer centric service

Following feedback from a homeowner conference an
engagement strategy is being developed and there is
greater focus on engagement at the local level.
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STRATEGIC REPORT: OUR STRATEGIC PLAN 2024 - 2027

Strategic priority four: Community champion and partner of choice

2027 Target Update on Progress

Create Neighbourhood Plans in Work is progressing well in this area, with discussions
collaboration with local communities taking place with a number of neighbourhoods

Raise at least £20,000 per year for Over the two years of the plan colleagues, customers and
our chosen mhs charity partners have raised £60,000 for our charities.

Strategic priority five: Safe, inclusive and rewarding workplace
2027 Target Update on Progress

We received a 4-star rating in February 2026, but with an
action plan in place we are confident of regaining the 5-
star rating by March 2027

Maintain the British Safety Council 5
Star rating

We received silver accreditation in 2025 with the next
assessment due in 2027 We'll work towards achieving
gold accreditation by:

e Continuing to increase the skills and knowledge
Attain Gold *‘We Invest in Wellbeing’ of our managers
e Introducing ways for more leadership visibility
and consistency
e Ensuring there are strong feedback loops across
the organisation

We received silver accreditation in 2025 with the next
assessment due in 2027 We'll work towards achieving
gold accreditation by:

e Introducing alternative ways to communicate
wellbeing messages

e Using data to influence targeted wellbeing
actions

e More involvement of colleagues in determining
our future wellbeing plans

Attain Gold *‘We Invest in People’

Maintain our ‘Living Wage’

o This continues to be successfully maintained
accreditation

Strategic priority six: well governed, well managed and financially strong
2027 Target Update on Progress

Generate £9 million of receipts from After two years we have generated £6.7 million and are
property disposals on course to meet this target

Maintain our RACE Equality Code and
Housing Diversity Networks We have successfully maintained our accreditations
accreditations

Publish our ESG impact via the
Sustainability Reporting Standard for Our first report was published in 2026
Social Housing
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STRATEGIC REPORT: TREASURY

The Group has two active borrowers, mhs homes and Borrowings and arranged facilities at 31
Heart of Medway. The treasury management for the March 2026

Group is governed by a policy and strategy regularly Arranged Drawn
reviewed and approved by both the mhs homes and £'m £'m
Heart of Medway Boards, with the Group Treasury mhs homes 320 260
Committee monitoring activities and making Heart of Medway 60 60
recommendations to the Board. Total 380 320

At the end of the year the Group had substantial liquidity with:

o £60 million of revolving credit facilities charged and available to draw.
. £12 million of cash.

Security of £360 million is available to allocate to new loans if required, as calculated under existing
use value - social housing.

£'million of loans and length of interest rate

fix
) A key risk is our exposure to interest rate
Floating rate M . . . o .
increases, which is mitigated by having only
Fixed for 1to 5years M £35m (11%) of debt floating for less than one
Fixed for 5to 10 years Nl year.
Fixed for greater than 10... I
0 50 100 150 200 250 300
B £' million
Repayment on borrowings

200 H £179 million

£106 million
The Group has no debt due for repayment in the

next five years. There is £10 million drawn on a ]
revolving credit facility which expires in 2027, 30 ] £0 million £10 million£15 million
though we would expect to renew or replace the r—f— o
facility.

£' million
=
NDOWON DD
sX=Y==1=1=T=X=1=]

Within 1
year
years
years
Within 10 to
20 years
More than
20 years

Within 2- 5
Within 6 - 10
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STRATEGIC REPORT: 5 YEAR FINANCIAL REVIEW

The last 5 years financial performance along with key ratios is summarised below.

Year Ending 31 March 2022 2023 2024 2025 2026
£'m £'m £'m £'m £'m
Excluding 15t tranche shared ownership sales
Turnover 60 64 68 77 79
Expenditure 34 37 45 54 58
Surplus on rents 26 27 23 23 21
::srg'l:s on sales of 15t tranche & fixed > > 1 2 1
Operating surplus 28 28 24 25 22
Net interest cost 11 11 13 14 14

Surplus for the year before

tax and fair value 17 17 11 11 8
Net fixed assets 546 557 607 636 650
Investments 88 85 81 87 84
Net current assets \(liabilities) 25 7 (3) (2) 5
659 649 685 721 739
Creditors: > than one year 285 260 290 310 321
Pension liability 9 - - - -
294 260 290 310 321
Total reserves 365 389 395 411 418
Financial Performance
EBITDA-MRI*: Turnover 43% 42% 31% 28% 26%
EBITDA-MRI*: Turnover excluding s\o 45% 42% 30% 27% 26%
Ratio of Debt: EBITDA-MRI* 9.1 9.0 13.1 13.3 14.8
Ratio of EBITDA-MRI*: Interest Payable 2.4 2.4 1.6 1.5 1.3
Other Key Ratios
Voids: net rental income 0.8% 0.8% 0.9% 1.20% 0.8%
Bad Debt: net rental income 0.5% 0.4% 0.9% 0.6% -0.01%

*EBITDA - MRI: Earnings before interest, tax, depreciation, capitalised major repairs and surplus on
sale of fixed assets
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STRATEGIC REPORT: FUTURE PLANNING

The Group has changed its focus for the next 5 years, with a significant increase in investment in our
existing homes, which has led to a reduction in new homes being built. This has resulted in the Group
EBITDA-MRI / interest payable ratio falling below 100% till 2030/31. This will ensure we continue to
provide safe sustainable homes, and lead to a reduction in future routine repair costs as aging
components are replaced, though these savings are not factored into our future planning.

Additional resources to fund this repair expenditure is provided by a sales programme of £23 million
consisting of staircasing and expensive to maintain existing homes. The risk of this sales programme
underperforming is mitigated though £60 million of undrawn secured loans across two revolving credit
facilities. The projected financial ratios below from the long-term financial plan, approved by the Board
in February 2026, show that the Group moves back to a position of 100% by March 2030.

Group Ratio 2027 2028 2029 2030 2031
Ratio of Debt: EBITDA-MRI* 55 26 21 19 18
EBITDA-MRI*: Interest Payable % 36% 73% 92% 100% 109%

* EBITDA - MRI: Earnings before interest, tax, depreciation and capitalised major repairs
expenditure. Property sales including shared ownership first tranche are excluded.

All loan covenants within the Group are based on an EBITDA/Interest payable calculation and are met
at all times with buffers against a covenant breach exceeding our golden rules.

These covenants are assessed against different scenarios, and this shows that they are met in all but
the most extreme situations. For example, covenants are still met if interest rates rise over the long
term to 15% or rental income is reduced by 10%. There are also mitigations available to the
organisation to increase income or cut costs in the unlikely event that covenants come under pressure.

Our long-term financial planning will continue to ensure that there are sufficient resources to
proactively manage our assets, so that all our homes continue to meet the Decent Homes Standard.
Currently we have 77% of our homes surveyed in the last 5 years but in order to further improve our
data we have instructed a stock condition survey of all our homes over the upcoming year. As well as
collecting important asset component data to help us plan investment costs, we see this as an
opportunity to be pro-active in the identification and management of repairs needed in our properties.
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STRATEGIC REPORT: BUILDING SAFETY

As of the end of March 2026 all but 151 of our homes met the Decent Homes Standard. These were
identified due to our rolling stock condition programme, with work on these programmed for the early
part of 2026/27.

Building safety remains of paramount importance, and there are robust procedures and
comprehensive controls in place regarding fire safety which are reviewed and tested on a regular
basis. We have a Primary Authority Agreement in place with Kent Fire and Rescue Service which is a
legally recognised partnership to make sure we keep our buildings and customers safe. The Group
owns 5 blocks above 18 metres or over 6 storeys that fall under the requirement of The Building
Safety Act to create building safety cases. None of these have ACM cladding and all building remedial
works have been completed. As of 31 March 2026, all Fire Risk Assessments were up to date.

Building name No of No of Cladding
storeys homes

Melville Court 14 56 No

Regent Court 13 48 No

Steddy’s Court 13 48 No

Wellington Court 13 48 No

The cladding is defined as non-combustible or low risk

The Auditorium 7 26 in the Building Regulations, meaning that it improves
the fire safety standards of the building and protects
our customers living within it.

We have completed a programme of identifying any issues on the buildings over eleven and below
eighteen metres. We put in place a five-year fire safety programme and are now in the final year.
Seven buildings remain to be completed, and all are three stories or lower. The budget to complete
these works is £1 million, made up of £0.6 million in MHS and £0.4 million in Heart of Medway.
During the year mhs homes invested £1.3 million and Heart of Medway £0.4 million on fire safety
remediation costs.

All customers in higher risk buildings have been contacted regarding Residential Personal Emergency
Evacuation Plans with Person Centred Risk assessments completed for customers that have
engaged. Relevant information has been stored in onsite secure information boxes to share
information with Kent Fire and Rescue in an emergency event.

Awaab’s Law

Awaab’s Law came into effect on the 27th October 2025 and in response we launched a new case
management system to triage and track cases from initial contact to completion and post inspection.
At the end of the year, we did not have any high-risk cases open, though three were reported during
the year and successfully resolved. During the year we received 1,181 reports of damp and mould
with 585 cases being closed and 119 awaiting post inspection sign off. The remaining cases open have
been inspected with works in progress. In order to further improve the service, we are piloting remote
sensors that will allow us to proactively check the success of remedial works.

Our response rates as required by Awaabs Law have been benchmarked as top quartile when
compared to peers, with 96% of emergency works started within 24 Hours and 94% of other jobs
within 10 days.
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STRATEGIC REPORT: TENANT SATISFACTION MEASURES

The Tenant Satisfaction Measures (TSM’s) were introduced by the Regulator of Social Housing in
England in 2024 to assess how well landlords are doing in providing good quality homes and services
and helps tenants hold social housing landlords to account. Our results are also published on our
website.

The benchmarking data for satisfaction measures is provided by a third-party organisation, who
looked at the outcomes of 124 housing associations greater than 1,000 homes.

Generally, scores have fallen across the year, reflecting a year of transition, and the decision to offer
online survey completions which have negatively impacted our scores in comparison to the previous
year. However there have been improvements in performance across latter part of the year,
therefore we would expect improvements in the upcoming year.

Examples of this include a fall in abandoned calls from customers of 25% in 24/25 to 7% as an
average across the year.

Measure 25/26 24/25 Benchmarking
Overall satisfaction with the service provided by 69% 78% 74%

Repairs and maintenance
Satisfaction: -

with repairs carried out 73% 80% 77%
with time take to complete repairs 64% 56% 74%
that the homes provided are well maintained 71% 79% 75%

Complaints and engagement
Satisfaction: -

that we listen and act on our customer’s views 57% 63% 64%
that we keep our customers informed 68% 82% 75%

with our approach to handling complaints 32% 36% 37%

that we treat customers with respect 74% 86% 79%

Building safety
Satisfaction we provide a home that is safe 77% 86% 80%

Neighbourhood and anti-social behaviour (ASB)
Satisfaction: -

that we keep communal areas well maintained 72% 70% 70%
that we make a +'ve impact on communities 65% 79% 68%
with our handling of ASB behaviour 49% 64% 61%
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STRATEGIC REPORT: TENANT SATISFACTION MEASURES

Benchmarking on the below TSM’s is provided by the 24/25 benchmarking data from the headline
report for large, registered landlords by the Regulator of Social Landlords.

Repair performance is strong on emergency repairs, however non-emergency repair remains lower
than our customers would expect, though the results show the impact of a campaign to reduce the
numbers of jobs outside of timescale, lowering the % completed within target. We therefore expect
this result to improve in the upcoming year.

Complaint volumes have reduced at both Stage 1 and 2 with overall response times improving
compared to last year. However, response times remain below other housing associations though
changes made in the year, including stronger leadership oversight, and the introduction of the
“Learning from Complaints” Group have already improved consistency, transparency, and
cross-service learning. These changes are beginning to stabilise performance and address root
causes rather than symptoms.

The results on landlord compliance emphasised the importance of this area, and it should be noted
that though gas safety checks were less than 100%, all outstanding gas safety checks were
progressing through the legal process to obtain access.

Measure 25/26 24/25 Benchmarking
Repairs and maintenance

Homes that fail the Decent Homes Standard 1.7% 0.5% 0.5%
Non-Emergency repairs completed within target 60% 62% 82.5%
Emergency repairs completed within target timescale 94% 96% 94.9%
Complaints

No of Stage 1 Complaints per 1,000 properties - LCRA 70.5 90.5 53.5
No of Stage 2 Complaints per 1,000 properties - LCRA 14.7 171 8.3
No of Stage 1 Complaints per 1,000 properties - LCHO 78.4 118.0 40.1
No of Stage 2 Complaints per 1,000 properties - LCHO 30.8 47.8 10.9
% of stage 1 responded to within timescales - LCRA 77% 68% 90%
% of stage 2 responded to within timescales - LCRA 84% 72% 89%
% of stage 1 responded to within timescales - LCHO 71% 64% 86%
% of stage 2 responded to within timescales - LCHO 100% 71% 86%

Building safety

Gas safety checks completed 99.7% 100% 100%
Fire safety checks completed 100% 100% 100%
Asbestos safety checks completed 100% 100% 100%
Water safety checks completed 100% 100% 100%
Lift safety checks completed 100% 100% 100%

Neighbourhood and anti-social behaviour (ASB)

ASB cases per 1,000 properties 19 20 36
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STRATEGIC REPORT: STREAMLINED ENERGY AND CARBON

REPORT & SUSTAINABILITY

The Streamlined Energy and Carbon Report (SECR) framework is a mandatory UK-wide energy and
carbon reporting scheme, implemented to create a straightforward carbon reporting framework and
our results, which cover our head offices, communal areas in our properties and vehicle fleet, are
shown below.

kWh: kilowatt hours tCO2e
2024/25 2025/26 2024/25 2025/26

Natural Gas 4,345,372 3,583,381 795 655
Transportation 1,419,703 1,592,494 339 389
Scope 1 5,765,075 5,175,875 1,134 1,044
Electricity 2,086,640 2,278,878 432 403
Transportation 71,021 88,190 15 16
Scope 2 2,157,661 2,367,068 447 419
Transportation 78,717 39,913 18 9
Scope 3 78,717 39,913 18 9

Scope 1 consumption and emissions include direct combustion of natural gas and fuels utilised for
transportation operations, for example, company vehicle fleets.

Scope 2 consumption and emissions cover indirect emissions related to the consumption of
purchased electricity in day-to-day business operations.

Scope 3 consumption and emissions cover emissions resulting from sources not directly owned by
mhs homes.

The intensity ratio

The location-based intensity ratio, which is considered the most relevant to mhs homes and is
calculated by comparing tCO2e by turnover, decreased from 19 Tco2e/£m to 18 Tco2e/£m through
the actions noted below.

Year on Year Analysis

Natural Gas emissions have decreased by 17.51% in FY2026 compared to last year with emissions
totalling 655.62 tCOze. This reduction is largely attributable to reduced heating demand, including
milder winter conditions during the reporting period.

Electricity emissions have decreased by 6.64% in FY2026 compared to last year, totalling 403.36
tCO:ze. This reduction is driven by a 14.51% decrease in the UK grid-supplied electricity emissions
factor. Electricity consumption increased by 9.21%, due to the addition of blocks with electric
heating, along with gas-heated schemes that have high communal electricity use, particularly for
lifts.

Transport emissions have increased by 11.14% in FY2026 compared to last year, totalling 413.48

tCO2¢e, due to heightened Direct Labour Organisation (DLO) activity, alongside an expansion of the
leased vehicle fleet, including both Internal Combustion Engine (ICE) vehicles and Electric Vehicles
(EVs).
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STRATEGIC REPORT: STREAMLINED ENERGY AND CARBON

REPORT & SUSTAINABILITY

Energy efficiency actions taken during the year

Wave 3 Retrofit Programme: during the year works began on Phase 1 of the Wave 3 programme.
Across the full programme, this funding will support the retrofit of at least 331 homes to achieve
Energy Performance Certificate (EPC) Band C, helping to improve the energy efficiency of the
housing stock and reduce energy consumption over time.

Energy Efficiency Improvements: a range of energy efficiency improvements was delivered across
its existing homes. During the year, 227 properties received new double glazed uPVC windows, 267
properties were fitted with new external composite doors, and 449 boiler upgrades were completed.
Collectively, these measures contributed to lower energy use, improved thermal performance, and
enhanced comfort for residents.

Upgraded Building Management System (BMS): the BMS at its head office, Broadside was upgraded.
This improvement is expected to support more efficient control of the building’s heating and cooling
systems, contributing to reduced energy usage within its operational facilities.

mhs homes continues to procure the majority of electricity from renewable and green tariffs, hence
the small amount of CO2 released compared to that from other energy sources.

We are focused on having all homes at a minimum EPC rating C by, at the latest, 2030 and are
confident of achieving this target with 82% of our homes meeting this rating at a minimum.

Measures to be addressed in 2026/27

Wave 3 Retrofit Programme Expansion: mhs homes will increase delivery under its Wave 3
programme, with retrofit works planned for 150 homes over the course of the year. This activity will
support the organisation’s broader objective of improving the energy efficiency of its housing stock.

Planned Maintenance Energy Efficiency Upgrades: mhs homes will continue to deliver energy
efficiency improvements through its Planned Maintenance Programme. Planned measures for the
next financial year include approximately 280 window replacements, 260 external door installations,
and 727 boiler upgrades. These measures are expected to improve thermal performance, lower
energy consumption, and increase resident comfort.

Targeted Loft and Cavity Insulation Programme: mhs homes is preparing to launch a targeted
programme of loft and cavity insulation. Homes requiring these measures have been identified and
modelled, and mhs homes will begin procuring a delivery partner to support the programme’s
delivery. This initiative is expected to further enhance energy performance across the homes
included within scope
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STRATEGIC REPORT: SOCIAL IMPACT

The social housing sector has a clear social purpose: to provide affordable, secure, quality housing
to those who are unable to afford to buy or rent in the private market. We take this responsibility
seriously as evidenced by the actions below.

e We ensure that social value is included in all procurement over £100,000 with activities ranging
from use of apprentices to painting of community centres.

e We offer a Customer Support Fund that offers small grants to customers to help with the
increased cost of living including energy costs.

e We offer free energy advice to our customers, providing guidance on how to save money on
household bills and keeping warm.

e We offer vulnerable customers who are under-occupying their homes and struggling to afford
their energy bills the opportunity to downsize.

e We aim that at least 30% of our lettings will be to homeless households; this year 24% of all
lettings went to homeless households.

Our Tenancy Support Programme is designed to help customers with the cost-of-living crisis and
more effective multi-agency interventions on domestic abuse, mental health, safeguarding,
community safety, anti-social behaviour and hate crime.

As a charitable social housing provider our properties must be affordable whilst generating sufficient
income to both maintain our existing stock to the highest standard and provide new homes. We
therefore monitor our rents closely against market rents and Local Housing Allowance (LHA) as
summarised. The results in Medway and Maidstone, where the majority of our stock is located, are
shown below. Our rents tend to be higher in Maidstone as the majority of homes are let at
affordable rather than social rent.

Maidstone

Medway
100.00%
90.00%
80.00%
70.00%
60.00%
50.00% I I I
40.00% |
1 Bed 2 Bed 3 Bed 4 Bed 1 Bed 2 Bed 3 Bed 4 Bed
m % of Market Rent m % of LHA B % of Market Rent % of LHA

One of our core aims is to create balanced and sustainable communities, where people want to live
and choose to stay. Security of tenure is crucial to this and, apart from starter tenancies and the
market rented portfolio, all tenants have a lifetime tenancy.
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STRATEGIC REPORT: DIVERSITY AND INCLUSION

We recognise that equality, diversity and inclusion is a journey. We continued on that journey in
2025/26, guided by our values, particularly Respect and Inclusion. We have some Equality, Diversity
and Inclusion (EDI) specific targets in our Strategic Plan, an EDI Strategy, and Individual Needs
Strategy, an Anti-racism statement and accreditations from Housing Diversity Network and Race
Equality Code. We have made progress this year in all priority areas but recognise that we still have
further to go.

We have continued to make clear our public commitment to EDI, with involvement in community
events such as Medway Pride, and staff involvement and awareness raising of important issues such
as mental health, accessibility and diverse religious celebrations. We have a ‘zero tolerance’ approach
to all forms of racism and hate crime (such as homophobia, antisemitism, Islamophobia) and will take
action including against tenants where they or their family/visitors are found guilty of such an offence.

Diverse representation at board level has gone from strength to strength with good gender balance,
ethnic and age diversity surpassing targets on both mhs and Heart of Medway Boards and our first
female CEO appointed. Our diversity will be further strengthened with appointments in May 2026. On
our Leadership Team we have achieved a good gender balance in 2026 with recent appointments but
have been less successful at increasing ethnic diversity. There are members with disabilities at board
and Leadership Team level, meeting target.

We had a target to increase the Black, Asian and minority ethnic composition of our workforce to 15%
by 2025 from the original position of 7.5% thereby reflecting the communities we serve in. This was
successfully achieved and maintained in 2025/26. For our Customer Scrutiny Panel, we set a target
to diversify the group by improving gender and ethnicity representation. We have a little way to go
on gender but have successfully recruited more people of colour onto the panel.

As seen below, both our gender and ethnicity pay gaps show good representation at all levels of the
business. We would like to do disability gap reporting but do not have sufficient data currently. We
are planning a “Count Me In” campaign in 2026/27 to encourage more staff to share their EDI data
with us.

We regularly engage in monitoring and analysis of various aspects of customer service delivery and
staff indicators to identify any areas that do not meet our fair and inclusive requirements. In 2025/26
we have analysed damp and mould reports, complaints, applications and allocations, no access and
case studies of customers with individual needs and disabilities. Whilst not finding any areas of
concern, we have used the analysis to review aspects such as communication. We also introduced a
new board report on fair and equitable access and service delivery.

For staff we have reviewed data on recruitment, grievances, resignations, performance management
and reward and results from our Investors in People (IIP) assessment. We were pleased to see that
staff recognised a positive approach to wellbeing and inclusion and strongly identified with our values.
We have delivered some initial modules of our new Licence to Manage programme including reference
to EDI requirements and expectations. Managers have recently been trained on neurodiversity.

To help ensure our service delivery is fair and equitable and in line with our values, we have delivered
all staff training on responding to Individual Needs and Reasonable Adjustments, created a new
proportionality assessment and guidance, approved a new policy and equality impact assessment on
Domestic Abuse, discussed digital accessibility and heard from our Customer Scrutiny Panel and Victim
Support at staff lunch and learns.

Our EDI Task Force, chaired by the Director of Governance and Compliance, ensures that progress is
monitored against targets. The Board has agreed an Anti-Racism Statement for the organisation,
making a public and conscious effort to work against all aspects of overt and systemic racism. This
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STRATEGIC REPORT: DIVERSITY AND INCLUSION

statement is available on our website with our commitments and other targets not already noted
above include: -

e We aim to have at least one Black, Asian or Current position

minority ethnic board member and two Black, Board Leadership Team
Asian or minority ethnic members of the Asian British - 1
senior Leadership Team, with the former Black British 2 0
currently being met White British 7 11

Total 9 12

= Implementing diverse and inclusive

recruitment, talent management, and succession planning strategies so that there are clear
career pathways for Black, Asian and minority ethnic employees and employees from other

underrepresented groups.

= Developing new approaches to grievance, capability and disciplinary procedures to ensure that

such processes are fair, open and transparent.

All our recruitment has details on protected characteristics covered under the Equality Act omitted at
the shortlisting stage to ensure a fair and merit-based approach to interview selection. As a

Disability Confident employer if a candidate has a disability and meets the essential requirements of
the post, they will be offered an interview for the job.

We recently completed an accessibility review of our website to ensure that it meets the need of

people with disabilities.

Breakdown of employees by gender and Quartile % %
pay band by pay quartiles Female Male
Our average gender pay gap is now 6% in Upper 48 52
favour of women. The national average is Upper middle 47 53
12.8% in favour of men. Lower middle 44 56
Lower 47 54
Breakdown of employees by race and pay % %
band by pay quartiles Quartile Non-white White
Our average ethnicity pay gap is 8.7% in Upper 14 86
favour of colleagues from a white ethnicity Upper middle 15 85
(2025: 0.6% in favour of colleagues from a Lower middle 11 89
white ethnicity). Lower 19 81
Total in company 14 85
Total in local area 16 84

No differences are because people are paid differently for the same or equivalent work. To make
sure all colleagues are treated fairly, we benchmark all of our salaries against the external market

every three years and did so last year.

mhs homes limited
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STRATEGIC REPORT: RISK MANAGEMENT

The Group’s definition of a risk is an event which could hinder the Group from achieving its strategic
objectives. We use a system of risk scoring which reflects a combination of the probability of an
event occurring and its consequences under the Group’s Risk Management Strategy. All risks are
managed within an acceptable level of residual risk to the business. The risk register is split into
strategic and operational risks. The mhs Group Board is responsible for ensuring the organisation
has an appropriate risk and control framework in place. Strategic risks are managed by the
Leadership Team and reported to the Group Board and Group Finance, Risk and Audit Committee.

Assistant Directors sign assurance statements, which are presented to the Group Finance, Risk and
Audit Committee quarterly as part of the strategic risk update, with an annual compliance
confirmation, detailing that all risks have been considered, and that controls and assurances are in
place. This includes that all appropriate legislation has been considered and flowed into policies
where necessary. All controls have specific accountability to operational managers and colleagues
with timescales for implementation and on-going review through the assurance map. The Director of
Governance and Compliance meets monthly with the Business Assurance Manager to ensure audit
actions are monitored and progressed. Internal Audit compliance is reported quarterly to senior
management and the Group Finance, Risk and Audit Committee.

These controls are assessed using the three lines of defence model and the Board has agreed that
its definition of risk appetite is “the amount of risk mhs homes is prepared to accept, tolerate, or be
exposed to at any point in time based upon current risk exposure”. This is regularly reviewed, and
our current risk appetite is summarised below on key risks.

Risk appetite Risk category

Non-compliance with regulatory or legal requirements
Av0|d:_ Ze!'o tolerance, avoiding risk is the Data protection and cyber security
key objective.

Health and safety of colleagues

Cautious: Preference for safe options Decent, safe, compliant and sustainable homes
with low inherent risk, even if this gives ] o .
limited potential reward. Funding, liquidity & covenant compliance

Service delivery meeting customer expectation
Open: Willing to consider all potential

options that also provide acceptable Ambitious growth in new homes

reward and Value for Money. Attracting and maintaining a diverse, engaged and

talented workforce
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STRATEGIC REPORT: RISK MANAGEMENT

The mitigations and assurances for these risks are noted below.

Risk

Failure to provide
decent, safe,
compliant &
sustainable homes

Failure to ensure
colleagues are safe
at work

Failure to maintain
a talented, diverse,
engaged workforce

Failure of data
security

Failure to maintain
long-term financial
viability and meet

existing covenants

Failure to maintain
excellent customer
service levels

Non-compliance
with regulatory or
legal requirements

Failure to meet
development
aspirations

mhs homes limited

Mitigations and assurances

Champion status under the Building a Safer Future Charter.
Primary Authority Partnership with Kent Fire & Rescue Service.
Intrusive Type 4 Fire risk assessments in high-risk buildings.
Landlord compliance reports to Finance Risk and Audit.
Committee and mhs and Heart of Medway Boards.

Dedicated damp and mould and building and customer safety
teams.

Our stock condition data is validated externally.

Aim of every property to have a survey no more than 5 years old.
An internal Safeguarding Board monitor our controls and processes
around children and vulnerable adults living in our homes.

4-star award from the British Safety Council in 2026.
Health and safety culture audit in 2023 with an update in 2025.
Dedicated Health and Safety Committee.

We Invest in People ‘Gold’ accreditation.

We Invest in Wellbeing ‘Silver’ accreditation.
Diversity Network and RACE Code Accreditation.
Salaries are benchmarked every three years.

Penetration tests on our overall cyber security system.

Regular security and data protection training for colleagues.
Regular phishing tests for staff with follow up targeted training.
Regular vulnerability scans on our systems.

Long term financial planning with robust stress testing.

Annual review and approval of golden rules and stress testing to
test and reaffirm risk appetite.

Regular economic updates from our treasury advisors.

Annual review of treasury policy including controls on liquidity.

Regular in-depth customer surveys.

Well established and accessible complaints procedure.
Customer Service Excellence accreditation.

Customer experience training for all staff.

Governance Framework & annual review

Review of compliance performance including safety information
Annual review of compliance with Regulator of Social Housing
Robust management of all policies and procedures across the
business

Financial capacity to build new homes updated annually in

the long-term financial plan

Homes England contract agreed

Financial sensitivities modelled on new sales schemes and

exit options considered
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VALUE FOR MONEY STATEMENT

Housing associations must demonstrate a robust approach to Value for Money (VFM). The section
below outlines our approach and demonstrates how:

e The Board sets targets, monitors and drives VFM and performance through the VFM strategy.

e Our performance, cost and customer satisfaction is benchmarked against similar organisations.
e We ensure satisfactory return on assets.

Approach to VFM

The success of the approach taken by the Group in embedding VFM can be seen in our results with a
robust framework at the heart of all decision-making. The Board ensure that our strategic plans
include challenging targets for efficiency, cost control and customer service. The primary financial
control in the 2024 - 2027 strategic plan is the operating margin. Without this level of performance,
we would be unable to sustain the development programme that is in place. The Board carefully
monitors progress and decisions made are considered through this prism. Other arrangements for
ensuring that VFM is being obtained include:

e An annual programme of investment in the housing stock which is based on a 30-year stock
investment plan for replacing building components, such as windows, roofs, kitchens and
bathrooms, which aims to maintain our stock at 100% Decent Homes Standard.

e A comprehensive Procurement Strategy that sets a discipline to seek VFM in the evaluation and
award of new contracts. Where possible, supply chains are consolidated to provide greater scope
for efficiency and reducing costs.

e The Customer Scrutiny Panel commissions service reviews, including VFM considerations, and
based on these reports’ recommendations are made to the Board.

o Intrinsically linked to the Asset Management Strategy is our approach to active asset
management. Every property has been reviewed for maintenance costs (both past and future),
income, demand and management considerations. Properties that require excessive investment
to bring them to the standard required are identified for disposal and the proceeds are
reinvested into new or existing homes.

e The business transformation programme continues to optimise digital channels and provide
improved customer service by reallocating resources into areas that add greatest value to the
customer.

e Salaries are reviewed against external benchmarking every three years and are set against the
market median salary. The annual salary increase is recommended to the Board by the
Remuneration Committee where independent evidence on pay rises is presented.
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How we use our money

Our rental income is used to maintain our homes and provide our housing management and
community services. Any surplus is reinvested in our homes and building new homes. These graphs
show the income we received and how we have used it in 2024/25.

100,000
90,000
80,000
Spend on new properties
70,000
60,000 Net Interest costs
3
_8 50,000 Salaries and overheads
40,000 Service Costs
Rents & Service charges
30,000
20,000 Repairs on existing
properties
10,000
0

Income Costs

Our performance compared to comparable organisations

We have compared the Group’s results with the sector using the Regulator of Social Housing
Summary of Global Accounts for 2025 for Registered Providers in the Southeast of England between
5,000 and 20,000 units. The results highlight that the Group is broadly in line with peers for the
year completed, however the upcoming year reflects a substantial increase in investment in our
existing housing stock as demonstrated by the increase in unit costs and fall in interest cover for
2026/27. In preparation for this the supply of new homes has been reduced so additional resources
can be targeted at our current homes.

As noted under “Future plans” on page 11 results will improve as repair spend begins to reduce to
become more in line with current spend.

The Group
Budget Actual

Metric 2027 2026 2025 Median
Investment in - new and existing properties 3.7% 3.4% 5.9% 5.9%
New supply delivered - social housing 0.6% 1.2% 1.4% 1.4%
New supply delivered - non-social housing 0% 0% 0% 0%
Gearing 50% 45% 45% 52%
EBITDA- MRI: interest rate cover 36% 136% 151% 110%
Social housing cost per unit £ 8,356 6,197 5,367 6,322
Operating margin (overall) 20% 28% 30% 24%
Return on capital employed 2.4% 3.0% 3.5% 3.3%
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Our performance against our targets (the group) in 2025/26

Metric Actual Budget
Investment in properties - new and existing 3.4% 4.8%
New supply delivered - social housing 1.2% 1.4%
New supply delivered — non-social housing 0% 0%
Gearing 45% 49%
EBITDA - MRI: interest rate cover 136% 123%
Social housing cost per unit £ 6,197 6,121
Operating margin (overall) 28% 28%
Return on capital employed 3.0% 3.0%

Generally, results were in line with budget with the exception of EBITDA - MRI / Interest payable
which reflected lower interest costs and capitalised repairs than budgeted.

Return on investment by asset type

2025/26 2024/25 2023/24
:ﬁ:si‘:i Income  Surplus  Return Return Return
£'m £'m £'m % % %
General needs 357,342 66,903 16,855 4.7% 5.8% 6.4
Shared ownership 68,511 4,046 2,278 3.3% 3.0% 1.8
Market rented** 43,609 4,999 2,972 6.8% 5.9% 5.9

*Based on net book value excluding revaluations taken as transition to FRS102.
** After adjusting for deprecation to ensure comparability with other income streams

. The return on general need properties has reduced as increased spend on repairs takes
place. A greater return would be obtained on our social housing stock if rents were permitted
to increase above Local Housing Allowances rates. However, the Board takes the view that it
is essential that rents are kept affordable to those in housing need, with social benefit
outweighing return on assets.

. The Group owns 361 market rented properties. These are held as an investment to generate
a surplus that can be reinvested back into social housing. This process is managed by:

o The Board setting the expected return from any new market rented schemes taken
into management, with this return reflecting the expected risk.

o The Board agreeing an amount to be invested into the market rent portfolio on an
annual basis that is appropriate considering the charitable status of mhs homes and
the size of the overall development programme.

o The return from the market rent portfolio is reviewed on an annual basis by the Board
to satisfy them that the return is commensurate to the risk involved.
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TRUSTEES’ ANNUAL REPORT INCORPORATING DIRECTORS

REPORT: GROUP BOARD AND ADMINISTRATIVE DETAILS

The Board is comprised of up to nine Trustees,
including two tenant board members.

The role of the Board is to govern the Group to
provide accountability, strategic direction and
to be responsible for the proper stewardship of
the organisation.

The Board delegate the day-to-day
management within the strategic direction
agreed by the Board to the Executive Team.
Major financial contracts where the charity is
committed to expenditure of more than £5
million are agreed by the Board. The Board
monitor this expenditure through an agreed
budget and long-term financial plan, with
management accounts being scrutinised by
both the Group Finance Risk and Audit
Committee and the Board.

During the year there are at least six meetings,

one of which is the Annual General Meeting. In
2025/26 the Board held seven meetings,
including the Annual General Meeting, at which
the average attendance rate was 78% (2025:
88%).

Applications for Board membership are invited
by open advert. Applicants are shortlisted and
interviewed with appointments made according
to required skills, competencies and
experience. In the case of tenant annual
elections take place.

Regular skill audits of the Board are
undertaken. Trustee terms are normally limited
to two terms of three years, although with the
provision of our chosen governance code by
exception a Trustee may serve up to a
maximum of nine years.

Trustee Position

N Hopkins Chair

Marie- Claire Delbrouque Chief Executive Appointed 9 April 2025
A Hook Chief Executive Retired 30 April 2025

I Cain Non-Executive

M Miles Lea Non-Executive

R Christopher Non-Executive Retired 24 July 2025

J Carr Non-Executive

S Skeete Non-Executive

S Yousaf Non-Executive Appointed 1 May 2026
S O’Brien Non-Executive Appointed 9 June 2025
L Heffernan Tenant Nominee

M Mulligan Tenant Nominee

Auditors Charity’s address

BDO LLP mhs homes

First Floor, Bottleworks Broadside

The Bars Leviathan Way

Guildford Chatham

Surrey Kent

GU1 4LP ME4 4LL

Country of incorporation: England
Bankers: National Westminster Bank Plc

Legal status

Private company limited by guarantee without share capital No. 10704997
Registered charity with the Charity Commission No. 1177565
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TRUSTEES’ ANNUAL REPORT INCORPORATING DIRECTORS

REPORT: GROUP BOARD AND ADMINISTRATIVE DETAILS

Nigel Hopkins | Chair

Nigel has over 30 years’ experience in finance in a variety of roles including Finance Director for
Abbeyfield, a leading charity in the supported housing sector. Nigel is currently a Group board
member and Chair of the Audit & Risk Committee at London & Quadrant housing group.

Marie Claire Delbrouque | Chief Executive

Marie-Claire joined mhs homes group in April 2025 from Flagship Group where she was Managing
Director from 2018. Alongside her role at Flagship Group, Marie-Claire was also chief executive at a
registered charity dedicated to ending homelessness. She is passionate about ending homelessness
and delivering better health outcomes for the communities that we serve.

Joseph Carr | Board member

Joseph is a chartered accountant of more than three decades and has been associated with the
housing sector, on and off, for the majority of his working life, including more than 10 years at
the National Housing Federation. He has invaluable experience both in policy and treasury.

Ian Cain | Board member

Ian’s career extends to some 30 years in corporate and commercial organisations focusing on
providing essential services to customers and communities. He is currently CEO of SES Water.
Ian brings a wealth of leadership and board experience.

Shabana Yousaf | Board member

Shabana is a Fellow of the Chartered Institute of Building with over 30 years’ experience across
the housing sector. She brings a powerful combination of lived experience and professional
expertise, including a strong reputation for her deep knowledge of statutory compliance,
regulation, risk and assurance to her work.

Mark Miles Lea | Board member

Mark has worked in the housing sector for over 25 years, including over 5 years at a senior
executive level. He has particular expertise in the development of new homes. He is also a non-
executive director for a community-based housing association in east London.

Michelle Mulligan | Board member

Michelle is a mhs homes tenant. Michelle is retired from full time work; her previous careers
have included banking and working for a children’s literacy charity.

Louise Heffernan | Board member

Louise is a mhs homes tenant and understands how having an affordable, safe and secure place
to call home is vital.

Sandra Skeete | Board member

Sandra has a strong background in social housing with extensive experience in delivering
resident and property services and has held leadership roles with several housing associations.

Most recently, she served as the Chief Executive of a Registered Provider.

Suzanne O'Brien | Board member

Suzanne is an experienced non-executive director with extensive senior leadership
experience. A qualified accountant and tax consultant with over thirty years’ experience in
business, primarily Financial Services, she now has a portfolio career. An advocate for social
justice, she champions equity for all.
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REPORT: COMMITTEES AND EXECUTIVE TEAM

Trustee Position Changes in year

Group Finance Risk and Audit Committee

J Carr Chair
G Taylor Member
E Thomas Member

The Committee met five times last year and is responsible for reviewing the finances, including
budget, long term financial plan, stress testing and mitigation plans before recommending to the
Board. The committee recommends policies and procedures for identifying and assessing business
risks, and the on-going management of those risks. The Committee also reviews the effectiveness
of internal control systems, considers reports from the internal and external auditors and reviews
the annual financial statements prior to Board approval.

People and Culture Committee (Formally the Nominations and Remuneration
Committee)

I Cain Chair
N Hopkins Member
R Christopher Member Resigned 24 July 2025

S Ironmonger Member

The Nominations and Remuneration Committee is responsible for reviewing the pay and conditions
of service of the executives and has oversight of the Chief Executive’s annual appraisal. It met on
three occasions in the year. Where needed the Committee will seek independent external advice.

Treasury Committee

R Christopher Chair Resigned 24 July 2025

S O'Brien Chair Appointed to the Committee 9 June and Chair 19 July 2025
G Taylor Member

N Hopkins Member

J Chia Member

The Treasury Committee has met four times during the year. It is responsible for scrutinising
treasury activities and recommending policies, strategies and new borrowings to the Boards.

Executive Team

M Delbrouque Chief Executive Appointed 9 April 2025
A Hook Chief Executive Resigned 30 April 2025
B Shelmerdine Finance Director

L Humphrey Executive Director of Governance and Risk

A Cheswick Executive Director - Customer & Transformation Resigned 18 July 2025

Appointed 2 December 2025

A Pule Executive Director of Customer Experience Resianed 26 Mav 2026
C Wright Executive Director of Technology and Appointed 2 March 2026
G Hancock Executive Director of Assets & Development

The Leadership Team during the year consisted of the Chief Executive, Executive Directors, and
Assistant Directors. Together they are responsible for the day-to-day operations of the Group and
act within the authority delegated to them by the Board, as set out in Standing Orders and
Delegated Arrangements.
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TRUSTEES’ ANNUAL REPORT INCORPORATING DIRECTORS REPORT:

OBJECTIVES, ACTIVITIES & PUBLIC BENEFIT STATEMENT

Objectives and activities

mhs homes limited (*mhs homes’) is a registered charity with the objectives to provide social
housing in Kent and all services linked to this provision to alleviate housing need in Medway and the
surrounding areas. These include constructing, improving and managing social housing, along with
the sale of shared ownership properties. It was formed on 29 July 1990 as a Community Benefit
Society when it acquired the entire housing stock of the then Rochester upon Medway City Council
being one of the first large-scale voluntary transfers and the only one to take place that was not
registered with the regulator. mhs homes became a registered charity in 2018.

Public Benefit Statement
The Trustees of mhs homes ensure that the purpose of the charity is for the public benefit by:

e Adopting policies that require it to allocate housing, both rented and shared ownership, to
applicants that meet with its objectives of acting for the relief of those in need by reason of
poverty, age, ill health or disability — all social housing is rented to new customers in conjunction
with our partner local authorities with rent levels at or below 80% of market rent.

e By investing our surpluses in developing new affordable housing, both rented and shared
ownership.

The homes we own are managed in a way that provides an excellent customer service through our
day-to-day interactions with our customers and a high-quality home to live in. Specific examples of
practical differences made to our community include:

e 112 new homes brought into management.

e 22 new starts on sites to provide new homes in future years.

e 742 new tenancies started in the year.

e 249% of new lettings were made to people who were previously homeless.

e The proportion of our homes at EPC rating of C or above increased from 79% to 82% leading to
a reduced carbon footprint and lower bills for our customer.

e By being an accredited Living Wage employer ensuring all suppliers we deal with pay a fair wage.

e A Customer Support Fund that offers small grants to customers to help with the increased cost of
living and energy bills.

The Trustees recognise that a financially successful mhs homes is able to provide more new social
housing. Therefore, as well as having the objective of financial efficiency, which is described in more
detail under the Value for Money statement on page 23 the objectives of mhs homes allow for
financial investments. These are defined under an Investments Policy agreed by the Trustees and
our current strategy limits the investments to the supply of market rented properties and a loan to a
subsidiary that owns the head office building.

The level of investment in new market rented stock is considered each year as part of the annual
budget setting procedure, with the current policy stating that no more than 35% of cash surpluses
should be used for financial investments. These are purchased with the intention of holding them
over the long term, with the returns being reviewed at regular intervals.
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mhs homes limited (‘mhs homes’), the parent body of the mhs homes group (‘the Group’), is a
registered charity (1177565) and a company limited by guarantee (10704997). It is governed
through a Memorandum and Articles of Association. The Board of Trustees of mhs homes, who are
also directors of the charity for the purpose of the Companies Act 2006, have overall responsibility
for the direction, management and control of the charity. Whilst mhs homes is not registered with
the RSH it is fully committed to reinvesting any surpluses back into social housing. It is regulated by
the Charity Commission, and its disclosures and accounting treatment follow those set out by the
Charity Commission. However, as a provider of social housing we have structured this report to be
comparable with those provided by the regulated social housing sector. As the parent organisation,
mhs homes has five subsidiaries:

e Heart of Medway Limited is registered as a community benefit society under the Co-operative
and Community Benefit Societies Act 2014 and is registered with the RSH.

e Chatham Maritime K1 Construction Limited is responsible for delivering elements of the Group
development programme.

e Chatham Maritime K1 Developments Limited is a commercial subsidiary whose sole activity is the
ownership of the head office for the Group.

e mhs commercial services limited and mhs community charity limited are dormant companies.

mhs homes is also the corporate trustee for Lord Kitchener Memorial Homes Trust, an Almshouse
in Medway owning six homes and registered with the Charity Commission.

mhs homes has adopted and is fully compliant with the National Housing Federation's Code of
Governance: promoting board excellence for housing associations (2020 edition). This code is more
relevant to mhs homes than the Charity Governance Code. In common with many housing
associations, Board members receive a fee and the reimbursement of properly incurred business
expenses. Along with the National Housing Federation Code of Governance mhs homes has
adopted the “Conduct Becoming” standard with respect to conduct and probity. There is a system of
open declaration recorded in the minutes of Board meetings and for other matters occurring outside
the boardroom there is a Declarations Register. This is accessible to all members of the Board and is
systematically scrutinised by the Group Finance, Risk and Audit Committee.

Induction and training opportunities for Trustees

All new trustees receive a structured induction programme which includes visits to projects, a
briefing session on governing documents, meetings with colleagues and one-to-one sessions with
the executives. All new Trustees, irrespective of experience, are also required to attend an Institute
of Directors course on the role of the Director and the Board. All Trustees undergo an annual
appraisal with the Chair, as well as conducting a review of effectiveness of the Board as a whole.

Arrangement for remuneration of Trustees

To ensure transparency and independence the Board has established that the fees of the Non-
Executive Directors be reviewed annually, with external benchmarking advice taken every three
years. The fees were last benchmarked in 2025 and will be reviewed next in the year ending 31t
March 2028.

Fair representation

The Board communicates with and manages the interests of its stakeholders through the full-time
professional input of the Executive Directors’ team. The Board conforms to best practice as defined
in standards published by the National Housing Federation. There is an annual governance report
which scrutinises and appraises the Board, and to which each member contributes. The report
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confirms that boardroom conduct meets the highest standards of corporate governance.
Customer Scrutiny Panel

The Customer Scrutiny Panel is an essential part of the governance structure and exists to hold the
organisation to account from a customer perspective. In the last year, the Panel carried out three
reviews of the following services:

e Moving into a new home
e Damp and Mould
e Complaints

A range of recommendations were made to help improve and shape future service delivery. This
process is supported by external consultants so the Panel can call upon independent expertise as
required.

Modern Slavery and Human Trafficking Act 2015

We have a Modern Slavery and Human Trafficking statement. It was agreed by the Board and
signed by the Chief Executive. Our statement is published on our website and confirms our
commitment to ensuring that there is no modern slavery in our business or in our supply chains.

Interests of the Employees

The Board is committed to maintaining a competent and motivated workforce by ensuring that
sufficient people with the appropriate skills, knowledge and experience are employed to meet all
business objectives. Details on employee numbers are contained in note 9 to the financial
statements. Our colleagues are our most valuable resource, and we place great emphasis on high
levels of colleagues’ engagement. We are proud to hold both ‘Investors in People’ and ‘We Invest in
Wellbeing’ Silver accredited status.

There is an Employee Forum (“Voice”) which meets regularly to discuss terms and conditions of
service and matters of colleagues’ interest and input. The constitution has provision for meetings
between the Directors and colleagues’ representatives. For purposes of understanding and clear
direction, there is a framework of delegation to colleagues set out in our Financial Regulations and
Procurement Guide. It provides the details of the fundamental rules and procedures by which
business is conducted, including the high expectation we have regarding integrity and probity.

Our Equality Diversity and Inclusion Policy covers all aspects of employment practices, from
recruitment through to appointments, training, career development and succession planning. The
Group is committed to having an inclusive and diverse workforce.

We aim to attract and retain the most talented people. The Human Resource team ensures that we
have effective procedures for employee relations, recruitment, selection, compliance, pay, wellbeing,
reward, and learning and development in place. Terms and conditions, including salaries, are set at
competitive rates to attract and retain high calibre employees and are regularly benchmarked.

Creditor Payment Policy

It is the policy to agree terms of payment with suppliers at the time of negotiating the transaction
and abide by those arrangements conditional on being satisfied that the goods or services are
delivered in accordance with the agreed specification.

Exemptions from disclosures

No exemptions from disclosures have been taken in this report.
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Impact on the environment

The Group recognises that it spends substantial amounts on new build projects and maintenance,
and there is therefore a strong commitment to minimise our environmental impacts as far as is
reasonably practicable. An Environmental Management System (EMS) is in place that is certified to
ISO14001. We are committed to conserving resources, minimising the risk of pollution and reducing
waste. The EMS is regularly reviewed, and all significant impacts are monitored to ensure that
adequate measures are in place to reduce our impacts and promote environmental sustainability.
Further information is available on page 15.

Health and Safety

The Board is aware of its health and safety responsibilities and receives reports on health and safety
issues. Detailed health and safety policies and procedures are in place and provide colleagues
training and education on matters of health, safety and welfare. The Health and Safety Manager
reports to the Board, Leadership Team and Group Finance, Risk and Audit Committee. Besides the
duties of compliance testing and evaluation, the Health and Safety Manager serves the interests of
colleagues reducing the risk of accidents and loss to the business. The British Safety Council audit
grading has been in place since 2015 and is a validation of the work taking place organisation wide
and the importance given to a safe working culture. Our last assessment on health and safety in
January 2026 resulted in us achieving British Safety Council level 4 award (‘very good’). This is an
important external validation of our robust approach to health and safety management.

Going concern

The Directors have reviewed the plans up to the end of July 2027 based on normal business
planning, the long-term financial plans, stress testing and control procedures and concluded that
mhs homes has adequate resources to continue in operational existence for the foreseeable future.
The Group has available £60 million of undrawn funding across two revolving credit facilities, well in
excess of future liquidity demand. Thus, they continue to adopt the going concern basis in preparing
the annual financial statements

Compliance with Governance and Financial Viability Standard

The Board of mhs homes determines and monitors the strategic direction of the Group and has
adopted the National Housing Federation’s Code of Governance: promoting board excellence for
housing associations (2020 edition). It is an RSH requirement under the Governance and Financial
Viability Standard to adopt an appropriate code and therefore a regulatory requirement for Heart of
Medway. Both mhs homes and Heart of Medway undertake an annual review of compliance against
this code which is certified by the Board. As the unregistered Parent of a registered provider, mhs
homes is fully committed to maintaining Heart of Medway compliance with the RSH’s Governance
and Financial Viability Standards. mhs homes has formalised the management arrangements in
place through an Intra Group Agreement that acknowledges and supports the Registered Provider
status of Heart of Medway.

Auditor

All of the current Board members have taken all the steps that they ought to have taken to make
themselves aware of any information needed by the Associations’ auditor for the purpose of their
audit and to establish that the auditor is aware of that information. The Board members are not
aware of any relevant audit information of which the auditor is unaware. BDO LLP have expressed
their willingness to continue to act as our auditors. A resolution for the re-appointment of BDO LLP
as auditors of the Association is to be proposed at the forthcoming Annual General Meeting.
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Fundraising statement

Although we do not undertake fundraising from the public, the legislation defines fund raising as
“soliciting or otherwise procuring money or other property for charitable purposes.” Such amounts
receivable would be presented in our accounts as donations. In relation to the above we confirm that
if funds were held, they would be managed internally, without involvement of third parties. The day-
to-day management of all income generation is delegated to the Leadership Team, who are
accountable to the Trustees. The charity has no undertaking to be bound by any regulatory scheme.
We have received no complaints in relation to fundraising activities. Our terms of employment
require colleagues to behave reasonably at all times; as we do not approach individuals for funds,
we do not consider it necessary to design specific procedures to monitor such activities.

Our Reserves Policy

Reserves held by a registered charity will normally be the amount of unrestricted funds held.
However, the past activities of mhs homes have been funded through a combination of surpluses
and borrowings which means that this methodology is not appropriate and does not reflect the
substantial portfolio that is held that allows mhs homes to meet its charitable objectives. mhs
homes is in the position where it has a high degree of certainty over the income from its property
portfolio, being able to set rents that it feels are affordable within the boundaries of providing social
housing. This allows the long-term financial plans to incorporate:

e A surplus that exceeds the covenants set by its funders after allowing for management and
maintenance costs that ensure our homes are kept at a high standard.
e This surplus being reinvested into new homes that meet the objectives of the charity.

For the purpose of financial management, the Trustees are concerned more with the management of
working capital and consider that a healthy working capital position is in line with a policy of keeping
reserves to fund future unrestricted expenditure in the event of a material decline in surpluses.
Therefore, mhs homes has a robust treasury strategy that ensures:

e Sufficient cash is available to fund three months of cashflow.
e Sufficient charged loans are available to cover twenty-four months of cashflow.
e Sufficient loans are in place to cover three years of cashflow.

mhs homes currently exceeds the requirements of the reserves policy and our future planning
shows us maintaining this position for the foreseeable future.

Qualifying third party indemnity provisions

The directors have the benefit of an indemnity which is a qualifying third-party indemnity provision.
The indemnity was in force throughout the last financial year and is currently in force. The group
also purchased and maintained directors and officer’s liability insurance in respect of itself and its
directors throughout the financial year.

Responsibility to Heart of Medway Housing Association

mhs homes acknowledges its responsibility as Parent of Heart of Medway; an entity regulated by
the RSH and subject to the regulatory Framework. An Intra Group Agreement exists between Heart
of Medway Housing and mhs homes that recognises the duty of the unregistered parent to provide
support or assistance to the registered provider to ensure that it fulfils its regulatory requirements.
It further ensures that the social housing assets within Heart of Medway cannot be put at risk
through the activities of the Parent.
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Trustees’ responsibilities for the financial statements

The Trustees, who are also Directors of mhs homes limited for the purposes of company law, are
responsible for preparing the Strategic Report, the Trustees’ Report and the Financial Statements in
accordance with applicable law and regulations. Company law requires the Trustees to prepare
financial statements for each financial year. Under that law the Trustees have elected to prepare the
financial statements in accordance with United Kingdom Generally Accepted Accounting Practice
(United Kingdom Accounting Standards and applicable law), including FRS 102, The Financial
Reporting Standard applicable in the UK and Republic of Ireland. Under company law, the Trustees
must not approve the financial statements unless they are satisfied that they give a true and fair
view of the state of affairs of the charitable company and the Group and of the incoming resources
and application of resources, including the income and expenditure, of the charitable company and
the Group for that period.

In preparing these financial statements, the Trustees are required to:

e Select suitable accounting policies and then apply them consistently.

e  Observe the methods and principles in the Charities SORP.

e Make judgements and accounting estimates that are reasonable and prudent.

e State whether applicable UK Accounting Standards have been followed, subject to any material
departures disclosed and explained in the financial statements.

e Prepare the financial statements on the going concern basis unless it is inappropriate to
presume that the Group will continue in business.

The Trustees are responsible for keeping adequate accounting records that are sufficient to show
and explain the company’s and Group’s transactions and disclose with reasonable accuracy at any
time the financial position of the company and the Group and enable them to ensure that the
financial statements comply with the Companies Act 2006.

The Trustees are also responsible for safeguarding the assets of the charitable company and the
Group and hence for taking reasonable steps for the prevention and detection of fraud and other
irregularities.

The Trustees are also responsible for the maintenance and integrity of the corporate and financial
information included on the Parent Charitable Company’s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial statements may differ from legislation in
other jurisdictions.
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How the Board complied with its Section 172 duty

The Companies Act 2006 (CA2006) sets out a humber of duties which directors owe to the company.
Under section 172, directors have a duty to promote the success of the company for the benefit of
the members as a whole and also should have regard to (amongst other matters) six specified areas
below that relate to wider stakeholder interests.

1. Likely consequence of any decision in the long-term

mhs is a long-term business that provides homes and security for our customers whilst generating
surpluses that allow us to invest, in new social housing. As new social housing developments can be
a loss-making activity, we monitor closely the impact of our developments on the long-term financial
plan. This is considered by the Board on an annual basis, or more often if the situation demands,
and is considered in detail in the section “Future Planning” on page 11.

2. Foster business relationships with suppliers, customers and other

mhs homes works in collaboration with a variety of national, regional and local suppliers, including
voluntary and charitable organisations. Our engagement with suppliers promotes fair and open
competition, and where appropriate we look to foster long-term relationships. We work closely with
the councils and other stakeholders in the areas in which we are based and value highly their
support. We engage with our customers in several ways:

e The workings of the Customer Scrutiny Panel are described on page 30.

e We measure how our customers feel about their day-to day interactions with the Group by use of
regular surveys.

e We aim to deal with complaints promptly so we can learn as a business and resolve the issue for
the customer.

3. Maintain a reputation for high standards of business conduct

As a charity our reputation for high standards is essential to how we work. To ensure we meet the
highest standards we have policies on fraud, whistleblowing and anti-bribery in place which are
described in more detail on page 36.

4. Act fairly as between members of the company

The disclosure is relevant to joint ventures and associates, and those companies with multiple
classes of shares, minority or dissenting shareholder groups. mhs homes is a company limited by
guarantee without share capital and no payment of dividends. In the event of the charity being
wound up, the liability in respect of the guarantee is limited to £1 per member.

5. Interests of employees
This is considered on page 30.
6. Impact of operations on the community and the environment

See pages 15 and 17 for our impact on the environment and community.
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Statement of Internal Control

The Board has overall responsibility for establishing and maintaining the whole system of internal
control for the organisation and for reviewing its effectiveness. The Board recognises that no system
of internal control can provide absolute assurance against material misstatement or loss or eliminate
all risk of failure to achieve business objectives. The system of internal control is designed to
manage key risks and to provide reasonable assurance that planned business objectives and
outcomes are achieved. It also exists to give reasonable assurance about the preparation and
reliability of financial and operational information and the safeguarding of the Group’s assets and
interests.

Whilst mhs homes is not a registered provider, our subsidiary, Heart of Medway Housing
Association, is registered with the Regulator of Social Housing (RSH). In accordance with the RSH
regulatory framework, mhs homes must support and assist Heart of Medway to comply with the
regulatory requirements.

The focus on financial controls extends to the commitment of resources for monitoring operations,
compliance testing, reputational risk evaluation and a wide range of risk management activities. This
has included stress-testing of different scenarios, and the creation of an Assets & Liabilities Register.
Self-assessments against the Governance and Viability Standard have found that the Heart of
Medway is compliant. In meeting its responsibilities, the Board has adopted a risk-based approach
to internal controls. This approach includes the regular evaluation of the nature and extent of risks
to which the Group is exposed.

The Group Treasury Committee is responsible for scrutinising treasury activities and recommending
policies, strategies and new borrowings to the Boards. The Group Remuneration Committee is
responsible for reviewing the pay and conditions of service of the Executives and has oversight of
the Chief Executive’s annual appraisal.

The Group has adopted the National Housing Federations Code of Governance (2020) and is
compliant. The process adopted by the Board in reviewing the effectiveness of the system of internal
controls, together with some key elements of the controls framework, includes the items listed
below:

Identification and evaluation of key risks

Management responsibility has been clearly defined for identification, evaluation and control of
significant risks through the Risk Management Strategy. This puts in place a formal and on-going
process of management review for all areas of the Group’s activities. The Leadership Team regularly
reviews and receives reports on significant risks facing the organisation and the Chief Executive is
responsible for reporting to the Group Finance Risk and Audit Committee and the Board any
significant changes affecting key risks. The key risks are described on page 20.

Control environment and control procedures

The Board retains responsibility for a defined range of matters covering strategic, operational, and
financial and compliance issues, including treasury strategy and large new investment projects. The
Board has adopted and disseminated a code of conduct for employees. This sets out the Group’s
policies regarding the quality, integrity and ethics of its employees. It is supported by a framework
of policies and procedures with which employees must comply. These cover issues such as delegated
authority, segregation of duties, accounting, treasury management, health and safety, data and
asset protection, and fraud prevention and detection.
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Information and financial reporting systems

The Board approves a long-term financial plan and limits on investment in its various activities on an
annual basis that link through to the strategic plan. This is agreed in three-year cycles but is
updated and reviewed regularly. Financial reporting procedures include detailed budgets for the year
ahead, management accounts produced monthly and forecasts for the remainder of the financial
year. These are reviewed in various levels of detail by appropriate colleagues and in summary on a
quarterly basis by the Board. The Board also regularly reviews progress towards the achievement of
key business objectives, targets and outcomes.

Fraud

The Board has a policy on fraud covering prevention, detection and reporting of fraud and the
recovery of assets. A register is maintained of any frauds or potential frauds. The Finance, Risk and
Audit Committee reviews the fraud register at each meeting and has taken the results of these
reviews into account in its report to the Board.

Anti-bribery Policy Statement

We seek to maintain the highest standards of ethics and integrity in the way we conduct our
business. We recognise that bribery and corruption, in all forms, are illegal and unacceptable. Our
Anti-bribery Policy Statement has been integrated into our code of conduct and our gifts and
hospitality policy, adopted by the Board, and made available on our intranet.

Audit assurance

A summary of all internal reports and the resultant actions are reported to the Finance, Risk and
Audit Committee during the year. The Business Assurance Manager has direct access to the Finance,
Risk and Audit Committee. An audit plan was agreed by the Committee for 2025/26. All
recommendations are followed up by Internal Audit to ensure complete implementation. During the
year the internal audit service was co-sourced with the audit contractor Menzies (formally Beevers &
Struthers). The Committee met six times during the financial year and considered internal control
and risk at each of its meetings.

BDO LLP provides external auditing services. This service was tendered in 2019. The Board receives
a letter from the external auditors identifying any internal financial control weaknesses that may
have come to their attention in the course of their duties. This letter is considered by the Finance,
Risk and Audit Committee and the Board. The Committee met with the internal and external
auditors during the year without the presence of any paid employee or executive directors. The
Committee conducts an annual review of the effectiveness of the system of internal control and
takes account of any changes that may be needed to maintain the effectiveness of the risk
management and control process. The Committee makes an annual report to the Board, which the
Board has received.

Other external sources of advice and evaluation

The Board has at its disposal a wide range of independent external sources of advice to validate
control mechanisms, verify performance and report on findings. Quality assurance is assessed
through the regular renewal of ISO and Customer Service Excellence standards. The Group’s
commitment to drive improvement by listening to customers is supported by the use of various
methods to measure customer insight and satisfaction which are subject to annual audit. Ad-hoc
advice on legal issues is provided by Trowers & Hamlins, who are leading lawyers in the sector.
Other expert professionals are engaged from time to time; for example, Savills and Jones Lang
LaSalle Limited advise on matters of stock valuation and Centrus Financial Advisors Limited act as
advisors on treasury management.
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Performance indicators

Reports are presented to the Board covering key performance indicators across the activities of the
Group. These are subject to a continuous review to reflect current targets and business priorities.
Reports cover progress against the annual business plan, budget performance information, treasury
management, equal opportunities, employee sickness and absence, colleagues’ turnover, housing
statistics, health and safety and customer complaints.

The Board of mhs homes confirms there were no material failures in its control environment, and
an effective control framework has been in place for the 2025/26 year and up until the adoption of
these accounts.

Financial Controls

On behalf of the Board, the Finance, Risk and Audit Committee has reviewed the effectiveness of the
system of internal control, which operated across the Group for the year ended 31 March 2026.
Recognising the importance of this Committee, the membership includes two independent
committee members. The Chair is also a non-executive director on the Group Board. The system of
internal financial control includes:

e The operation of formal policies and procedures, including the documentation of key systems and
processes recorded in Financial Regulations, Standing Orders and Delegated Arrangements which
enables the monitoring of controls and restricts the unauthorised use of assets. Regular reviews
take place to ensure that procurement takes place in a manner that complies with Financial
Regulations and Delegated Arrangements.

e A proactive approach to fraud based on prevention and detection rather than being reactive to
frauds that have taken place. An Anti-Fraud and Corruption Policy is in place, which is reviewed
and approved by the Group Board. A fraud risk register is incorporated within the Risk
Management Framework and controls are monitored regularly. The organisation has a
whistleblowing policy encouraging colleagues to raise issues of malpractice or irregularities which
are investigated independently under the Public Interest Disclosure Act. The Group Finance Risk
and Audit Committee also receive reports if issues are raised.

e Suitably qualified and experienced colleagues take responsibility for important business
functions.

e Long term financial forecasts, stress testing, budgets and forecasts are prepared and reviewed
on a systematic basis, which enables the Board and management to monitor the key business
risks, financial performance and track progress against targets. All major new initiatives,
commitments and investment projects are subject to formal authorisation procedures, through
relevant committees comprising Board members and other suitably experienced and qualified
executives.

Approved by the Board of Trustees on 28 July 2026.

Nigel Hopkins
Chair
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Report on the audit of the financial statements
Opinion
In our opinion, the financial statements:

e give a true and fair view of the state of the Group’s and of the Parent Charitable Company’s
affairs as at 31 March 2026 and of the Group’s incoming resources and application of resources,
and the Parent Charitable Company’s incoming resources and application of resources, and the
Group’s cash flows for the year then ended;

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

e have been prepared in accordance with the requirements of the Companies Act 2006.

We have audited the financial statements of mhs Homes Limited (“the Parent Charitable Company”)
and its subsidiaries (“the Group”) for the year ended 31 March 2026 which comprise the following:

Consolidated statement of financial activity

Statements of comprehensive income

Statements of financial position

Consolidated statement of Cashflows

Notes 1 to 33 to the financial statements including a summary of significant accounting
policies.

The financial reporting framework that has been applied in their preparation is applicable law and
United Kingdom Accounting Standards, including 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 Parent Charitable Company in accordance with the
ethical requirements that are relevant to our audit of the financial statements in the UK, including
the FRC’s Ethical Standard, and we have fulfilled our other ethical responsibilities in accordance with
these requirements.

Conclusions related to going concern

In auditing the financial statements, we have concluded that the Trustees’ use of the going concern
basis of accounting in the preparation of the financial statements is appropriate.

Based on the work we have performed, we have not identified any material uncertainties relating to
events or conditions that, individually or collectively, may cast significant doubt on the Group and
the Parent Charitable Company'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
Parent Charitable Company’s ability to continue as a going concern.

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

The Trustees are responsible for the other information. The other information comprises the
information included in the Annual Report and Financial Statements, other than the financial
statements and our auditor’s report thereon. 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 gives rise 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.
Other Companies Act 2006 reporting
In our opinion, based on the work undertaken in the course of the audit:

e the information given in the Trustees’ Report, which includes the Directors’ Report and the
Strategic report prepared for the purposes of Company Law, for the financial year for which the
financial statements are prepared is consistent with the financial statements; and

e the Strategic report and the Directors’ Report, which are included in the Trustees’ Report, have
been prepared in accordance with applicable legal requirements.

In the light of the knowledge and understanding of the Group and the Parent Charitable Company
and its environment obtained in the course of the audit, we have not identified material
misstatement in the Strategic report or the Trustees’ report.

We have nothing to report in respect of the following matters in relation to which the Companies Act
2006 requires us to report to you if, in our opinion:

e adequate accounting records have not been kept by the Parent Charitable Company, or returns
adequate for our audit have not been received from branches not visited by us; or

e the Parent Charitable Company financial statements are not in agreement with the accounting
records and returns; or

e certain disclosures of Directors’ remuneration specified by law are not made; or

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

Responsibilities of Trustees

As explained more fully in the Trustees’ responsibilities for the financial statements, the Trustees
(who are also the directors of the charitable company for the purposes of company law) are
responsible for the preparation of the financial statements and for being satisfied that they give a
true and fair view, and for such internal control as the Trustees 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 Trustees are responsible for assessing the Group’s and the
Parent Charitable Company’s ability to continue as a going concern, disclosing, as applicable,
matters related to going concern and using the going concern basis of accounting unless the
Trustees either intend to liquidate the Group or the Parent Charitable Company 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
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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 Charitable Company and management.

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:

e Our understanding of the Group and the sector in which it operates;

e Discussion with management and those charged with governance; and

e Obtaining and understanding of the Group’s policies and procedures regarding compliance
with laws and regulations.

we considered the significant laws and regulations to be the applicable accounting framework,
Companies Act 2006, Charities Act 2011 and UK tax legislation.

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 Data Protection
and health and safety legislation.

Our procedures in respect of the above included:

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

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

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

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

e Review of legal expenditure accounts to understand the nature of expenditure incurred.

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 regarding any known or
suspected instances of fraud;
e Obtaining an understanding of the Group’s policies and procedures relating to:
o Detecting and responding to the risks of fraud; and
o Internal controls established to mitigate risks related to fraud.
e 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
e 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 area’s most susceptible to fraud to be
management bias in accounting estimates and inappropriate journal entries to manipulate revenue
recognition.
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Our procedures in respect of the above included:

e Testing a sample of journal entries throughout the year, which met a defined risk criterion,
along with a sample of journals that did not mee a pre-defined risk criterion, by agreeing to
supporting documentation; and

e Assessing significant estimates made by management for bias, including:

- the depreciation of tangible fixed assets, through comparison to estimates used by similar
organisations

- the valuation of investment properties by using an auditor's expert to challenge the
underlying valuation assumptions;

- the rental debtor provision, by challenge of the methodology and testing the underlying
calculations; and

- the assumptions used in calculating the defined benefit pension scheme liability, by using
an actuarial expert to challenge the underlying actuarial assumptions used in the
calculations.

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 for the audit of the financial statements is located at the
Financial Reporting Council’s ("FRC’s") website at: https://www.frc.org.uk/auditorsresponsibilities.
This description forms part of our auditor’s report.

Use of our report

This report is made solely to the Charitable Company’s members, as a body, in accordance with
Chapter 3 of Part 16 of the Companies Act 2006. Our audit work has been undertaken so that we
might state to the Charitable Company’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 Charitable Company and the Charitable
Company’s members as a body, for our audit work, for this report, or for the opinions we have
formed.

Signed by:
Pord Tenser
9EDBE2FE;5(£)EABE...
Paul Jagger (Senior Statutory Auditor)
For and on behalf of BDO LLP, statutory auditor
Guildford, UK

Date: 04 August 2026

BDO LLP is a limited liability partnership registered in England and Wales (with registered number
0C305127).
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Consolidated Statement of Financial Activity

Consolidated Revaluation Unrestricted Restricted Total Total
mhs homes group reserve funds funds funds funds
2026 2026 2026 2026 2025
£'000 £'000 £'000 £'000 £'000
Income from charitable activities
Social housing lettings 4 - 72,774 - 72,774 70,442
Supporting People 4 - - 390 390 294
Other income 4 - 78 - 78 76
Sale of fixed assets 12 - 1,078 - 1,078 819
First tranche s/o sales 4 - 444 - 444 6,128
Income from non-social housing activities
Other 4 - 1,158 - 1,158 1,063
Income from investment activities
Market rented Properties 4 - 4,996 - 4,996 4,662
Investment income 13 - 264 - 264 217
Total income - 80,792 390 81,182 83,701

Social housing lettings 4 - (53,734) - (53,734) (50,237)
Supporting people 4 - (253) (390) (643) (403)
Other expenditure 6 - (556) - (556) (247)
First tranche s/o sales 4 - (368) - (368) (4,897)
Other 4 - (1,020) - (1,020) (812)
Market rented properties 4 - (2,031) - (2,031) (1,968)
Interest costs 14 - (14,305) - (14,305) (14,481)
Total expenditure - (72,267) (390) (72,657) 73,045
Net income - 8,525 - 8,525 10,656
Gain / (loss) in fair value of: -

Investments 19 - (2) - (2) (1)
Investment properties 18 - (682) - (682) 5,809
Actuarial (loss)/gain

Defined benefit pension 26 - (846) - (846) (546)
Net movement in funds 6,995 - 6,995 15,918
Total funds brought forward 210,509 200,201 - 410,710 394,792
Movement in reserves (6) - - (6) -
Total funds carried forward 210,503 207,196 - 417,699 410,710

All activities relate to continuing operations.
The notes on pages 46 to 77 form part of these financial statements.
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Consolidated mhs homes group Total Total
Note 2026 2025
£'000 £'000
Turnover 4 79,840 82,665
Cost of sales 4 (368) (4,897)
Operating costs 4 (57,984) (53,667)
Surplus on disposal of fixed assets 12 1,078 819
Operating surplus 22,566 24,920
Other interest receivable and similar income 13 264 217
Interest payable and financing costs 14 (14,305) (14,481)
Movement in fair value of investments 19 (2) (1)
Movement in fair value of investment properties 18 (682) 5,809
Surplus before taxation 7,841 16,464
Taxation on surplus 15 - -
Surplus for the year 7,841 16,464
Actuarial loss on defined benefit pension scheme 26 (846) (546)
Total comprehensive income for the financial year 6,995 15,918
mhs homes limited Total Total
Note 2026 2025
£'000 £'000
Turnover 4 69,416 72,490
Cost of sales 4 (368) (4,897)
Operating costs 4 (50,972) (47,717)
Surplus on disposal of fixed assets 12 952 598
Operating surplus 19,028 20,474
Other interest receivable and similar income 13 649 541
Interest payable and financing costs 14 (12,273) (12,579)
Movement in fair value of investment properties 18 (68) 6,265
Surplus before taxation 7,336 14,701
Taxation on surplus 15 - -
Surplus for the year 7,336 14,701
Actuarial loss on defined benefit pension scheme 26 (846) (546)
Total comprehensive income for the financial year 6,490 14,155

All activities relate to continuing operations.

The notes on pages 46 to 77 form part of these financial statements.
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Statements of Financial Position

Group Group mhs mhs
homes homes
Note 2026 2025 2026 2025
£'000 £'000 £'000 £'000
Fixed assets
Tangible fixed asset - housing 16 642,873 628,770 468,864 460,706
Tangible fixed assets - other 17 6,901 7,218 1,836 2,005
Investment properties 18 83,705 86,582 78,577 80,840
Investments 19 279 281 - -
733,758 722,851 549,277 543,551
Current assets
Stock and work in progress 20 1,611 972 1,611 972
Debtors - receivable within one 21 3,739 4,255 3,110 3,551
Debtors - receivable after one year 21 - - 22,017 28,770
Short term deposits 3,753 3,242 2,424 2,186
Cash and cash equivalents 12,743 7,495 12,694 6,897
21,846 15,964 41,856 42,376
Creditors: amounts falling due
within one year 22 (16,655) (17,617) (15,624) (17,368)
Net current assets/ (liabilities) 5,191 (1,653) 26,232 25,008
Total assets less current 738,949 721,198 575,509 568,559
Creditors: Amounts falling due
after more than one year: 23 (321,250) (310,488) (260,543) (260,083)
Net assets excluding pension 417,699 410,710 314,966 308,476
Defined benefit pension liability 26 - - - -
Net assets 417,699 410,710 314,966 308,476
Capital and reserves
Income and expenditure reserve 207,196 200,201 104,500 98,005
Revaluation reserve 210,503 210,509 210,466 210,471
417,699 410,710 314,966 308,476

These financial statements were approved and authorised for issue by the Board on 28 July 2026 and

were signed on its behalf by:

LLeep L.

MR

N Hopkins
Chair

Marie - Claire Delbrouque
Chief Executive

L Humphrey
Company Secretary

The notes on pages 46 to 77 form part of these financial statements.
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Consolidated Statement of Cashflows

Note 2026 2025
Cash flows from operating activities £'000 £'000
Surplus for the financial year 7,841 16,464
Adjustments for:
Depreciation of fixed assets - housing properties 16 7,756 6,966
Loss on disposal of replaced components 433 734
Depreciation of fixed assets — other 17 445 451
Grant received in year (797) (1,079)
Impairment of assets 16 - -
Interest payable and finance costs 14,305 14,481
Decrease in provisions - (534)
Cost element of housing property sales in operating surplus 12 3,278 1,220
Decrease\(Increase) in fair value of investment properties 18 682 (5,809)
(Increase)\Decrease in fair value of investments 19 (5) 1
Decrease\(Increase) in trade and other debtors 516 (1,125)
Difference between net pension expense and cash (846) (546)
Decrease in stocks 391 4,016
(Decrease)/Increase in trade and other creditors (200) 3,553
Increase in interest received (264) (217)
Cash from operations 33,535 38,576
Net cash generated from operating activities 33,535 38,576
Cash flows from investing activities
Purchase of fixed assets - housing properties 16 (15,376) (31,148)
Purchase of fixed assets — investment properties 18 - 17
Purchases of fixed assets — other 17 (128) (410)
Major repairs capitalised as components 16 (8,685) (7,896)
Receipt of grant 797 1,079
Interest received 13 264 217
Net cash used in investing activities (23,128) (38,141)
Cash flows from financing activities
Interest paid (14,648) (15,051)
New loans 23 15,000 22,750
Repayment of loans 23 (5,000) (5,000)
Net cash received from financing activities (4,648) 2,699
Net increase in cash and cash equivalents 5,759 3,134
Cash and cash equivalents at beginning of year 10,737 7,603
Cash and cash equivalents at end of year 16,496 10,737

The notes on page 46 to 77 form part of these financial statements
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Notes forming part of the Financial Statements (Continued)

1 Legal status

mhs homes is a Charitable Company limited by
guarantee incorporated in England and a
registered charity. The registered office is
Broadside, Leviathan Way, Chatham, Kent ME4
4LL. In the event of the charity being wound up
the liability in respect of the guarantee is
limited to £1 per member. There were nine
members at 31 March 2026.

2 Accounting Policy

The financial statements have been in prepared
in accordance with UK accounting standards,
including Financial Reporting Standard 102 -
The Financial Reporting Standard applicable in
the UK and Republic of Ireland (FRS102) and
the Charities: Statement of recommended
practice (FRS102).

Due to the majority activities of the group being
social housing, the Parent and Group have
chosen to include information required under
the Statement of Recommended Practice
(SORP) for Registered Social Housing Providers
2018, “Accounting by registered social housing
providers 2018"” and the Accounting Direction
for Private Registered Providers of Social
Housing 2022 where it is judged that this
information will aid the user of the accounts.
The preparation of financial statements in
compliance with FRS 102 requires the use of
certain critical accounting estimates. It also
requires Group management to exercise
judgement in applying the Group's accounting
policies. mhs homes is a public benefit entity
as defined by FRS 102.

The financial statements are prepared in
sterling which is the functional currency of the
Group and rounded to the nearest thousand.

Parent Charity Company disclosure
exemptions

In preparing the separate financial statements
of the Parent Charitable Company, advantage
has been taken of the following disclosure
exemptions available in FRS 102:

o Only one reconciliation of the number of

shares outstanding at the beginning and end of
the period has been presented as the
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reconciliations for the group and the Parent
Charitable Company would be identical.

o No cash flow statement has been
presented for the Parent Charitable Company.

o No statement of financial activity has
been presented for the Parent Charitable
Company.

. No disclosure has been given for the
aggregate remuneration of the key
management personnel of the parent
association as their remuneration is included in
the totals for the Group as a whole.

The following principal accounting policies
have been applied:

Basis of consolidation

The consolidated financial statements present
the results of mhs homes limited and its
subsidiaries (mhs commercial services
limited, mhs community charity limited,
Chatham Maritime K1 Construction
Limited, Chatham Maritime K1
Development Limited, Lord Kitchener
Memorial Homes Trust and Heart of
Medway Housing Association Limited) as if
they formed a single entity. Intercompany
transactions and balances between group
companies are therefore eliminated in full, mhs
homes is required by statute to prepare Group
accounts.

Income
Income is measured at the fair value of the
consideration received or receivable. The group
generates the following material income
streams.

e rental and service charges receivable (after
deducting lost rent from void properties).

e first and subsequent tranche sales of shared
ownership housing properties

e capital and revenue grants; and

e proceeds from the sale of land and property.

Rental income is recognised from the point
when properties under development reach
practical completion and are formally let.
Income from first tranche sales and other
property is recognised at the point of legal
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completion of the sale. Income from revenue
and capital grants is recognised when the
conditions of the grant are met.

Supported housing schemes

The Group receives Supporting People grants
from Medway Council. The grants receivable in
the period, as well as costs in the provision of
support services, have been included in the
statement of Comprehensive Income.

Social Housing Grant

Where developments have been financed
wholly or partly by social housing grant the
amount of grant received has been included as
income and recognised in turnover when it
becomes receivable. Where social housing
grant funded property is sold, the grant
becomes recyclable and is transferred to a
recycled capital grant fund until reinvested in a
replacement property.

Service charges

The Group operates both the variable and
fixed method for calculating and charging
service charges to its tenants and leaseholders.
Where variable service charges are used
expenditure is recorded when a service is
provided and charged to the relevant service
charge account or to a sinking fund. Income is
recorded based on the estimated amounts
chargeable with any adjustments made in
subsequent years.

Management of units owned by others
Management fees receivable and reimbursed
expenses are shown as income and included in
other income. Costs of carrying out the
management contracts and rechargeable
expenses are included in operating costs.

Taxation

The charge for taxation is based on surpluses
arising from non - charitable group companies
for the year and takes into account taxation
deferred because of timing differences between
the treatment of certain items for taxation and
accounting purposes, to the extent that an
asset or liability is expected to be payable or
recoverable in the foreseeable future.

The tax expense for the period comprises
current and deferred tax. Tax is recognised in
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profit or loss, except that a change attributable
to an item of income or expense recognised as
other comprehensive income or to an item
recognised directly in equity is also recognised
in other comprehensive income or directly in
equity respectively.

The current income tax charge is calculated on
the basis of tax rates and laws that have been
enacted or substantively enacted by the
reporting date in the countries where the
company’s subsidiaries operate and generate
taxable income. Deferred balances are
recognised in respect of all timing differences
that have originated but not reversed by the
balance sheet date, except:

the recognition of deferred tax assets is
limited to the extent that it is probable that
they will be recovered against the reversal of
deferred tax liabilities or other future taxable
profits;

any deferred tax balances are reversed if and
when all conditions for retaining associated
tax allowances have been met; and

where timing differences relate to interests
in subsidiaries, associates, branches and
joint ventures and the Group can control
their reversal and such reversal is not
considered probable in the foreseeable
future.

Value Added Tax

The Group charges Value Added Tax (VAT) on
some of its income and is able to recover part
of the VAT it incurs on expenditure. The
financial statements include VAT to the extent
that it is suffered by the Group and not
recoverable from HM Revenue and Customs.
Recoverable VAT arises from partially exempt
activities and is credited to the Statement of
Comprehensive Income.

Finance costs

Finance costs are charged to profit or loss over
the term of the debt using the effective interest
rate. Issue costs are initially recognised as a
reduction in the proceeds of the associated
capital instrument.
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Pension costs
The Group participates in two schemes.

e Contributions to the Group’s defined
contribution pension scheme are charged
to profit or loss in the year which they
become payable. Contributions to the
Group’s defined benefit pension scheme
are determined using actuarial valuations
so as to spread the cost of pensions over
employees' working lives and are based on
triennial valuations. Details of the pension
costs are disclosed in Note 26.

e The difference between the fair value of the
assets held in the group's defined benefit
pension scheme and the scheme's liabilities
measured on an actuarial basis using the
projected unit method are recognised in
the group's balance sheet as a pension
asset or liability as appropriate. The
carrying value of any resulting pension
scheme asset is restricted to the extent
that the Group is able to recover the
surplus either through reduced
contributions in the future or through
refunds from the scheme.

The current service cost and costs from
settlements and curtailments are charged
to income and expenditure. Past service
costs are recognised in the current
reporting period. Interest is calculated on
the net defined benefit liability.

Holiday pay accrual

A liability is recognised to the extent of any
unused holiday pay entitlement which has
accrued at the balance sheet date and carried
forward to future periods. This is measured at
the undiscounted salary cost of the future
holiday entitlement so accrued at the balance
sheet date.

Social housing properties

Social housing properties constructed or
acquired (including land) on the open market
since the date of transition to FRS 102 are
stated at cost less depreciation and impairment
(where applicable). The cost of social housing
land and property represents their purchase
price and any directly attributable costs of
acquisition which may include an appropriate
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amount for colleagues’ costs and other costs of
managing development. Directly attributable
costs of acquisition include capitalised interest
calculated on a proportional basis. Where
housing properties are under construction,
finance costs are only capitalised where
construction is on-going and has not been
interrupted or terminated. Social housing
properties in the course of construction,
excluding the estimated cost of the element of
shared ownership properties expected to be
sold in first tranche, are included in properties
under construction and held at cost less any
impairment, and are transferred to completed
properties when ready for letting.

Deemed cost on transition to FRS 102 for
social housing properties

On transition to FRS 102 the Group took the
option of carrying out a one-off valuation
exercise of selected items of social housing
properties and using that amount as deemed
cost. To determine the deemed cost at 1 April
2014, the Group engaged independent
valuation specialist Savills to value social
housing properties on a EUV-SH basis. Social
housing properties are subsequently measured
at cost less depreciation. Any difference
between historic cost depreciation and
depreciation calculated on deemed cost is
transferred between the revaluation reserve
and income and expenditure reserve.

Shared ownership
staircasing

Under shared ownership arrangements, the
Group disposes of a long lease to the occupier;
the lease premium paid is for between 25% and
75% of the value. The occupier has the right
to purchase further proportions up to 100%
based on the market valuation of the property
at the time each purchase transaction is
completed. A shared ownership property
comprises two assets: that to be disposed of in
the first tranche sale, which is recorded as a
current asset and stated at the lower of cost
and net realisable value; and that retained by
the Group, which is recorded as a fixed asset
in the same manner as for general needs
housing properties. Proceeds of sale for first
tranches are accounted for as turnover in the
income and expenditure account, with the
apportioned cost being shown as cost of sales

properties and
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within operating results. Subsequent tranches
sold (“staircasing”) are reflected in the
statement of comprehensive income as a
surplus or deficit on sale of housing properties.

Allocation of costs for mixed tenure and
shared ownership developments

Costs are allocated to the appropriate tenure
where it is possible to specify which tenure the
expense relates to. Where it is not possible to
relate costs to a specific tenure, costs are
allocated on a floor area or unit basis depending
on the appropriateness for each scheme.

Depreciation of social housing property
Social Housing land and property is split
between land, structure and other major
components that are expected to require
replacement over time. Land is not depreciated
on account of its indefinite useful economic life.
The costs of replacement or restoration of these
components are capitalised and depreciated
over the same average useful economic life.
Assets under construction are not depreciated
until they are completed and ready for use to
ensure that they are depreciated only in periods
in which economic benefits are expected to be
consumed. The structure and other major
components are depreciated over the
determined average useful economic life in
years as follows:

Description

Structure - houses 100
Structure - flats 65
Roofs 50
Electrics, External windows & doors 30
Bathroom and new central heating 30
Kitchen & adaptations 20
Boilers 15

Tangible fixed assets — other

Other tangible fixed assets, other than
investment properties, are stated at historical
cost less accumulated depreciation and any
accumulated depreciation and any accumulated
impairment losses. Historical cost includes
expenditure that is directly attributable to
bringing the asset to the location and condition
necessary for it to be capable of operating in
the manner intended by management.

The Group adds to the carrying amount of an
item of fixed assets the cost of replacing part of

mhs homes limited

such an item when that cost is incurred if the
replacement part is expected to provide
incremental future benefits to the group. The
carrying amount of the replaced part is
derecognised. Repairs and maintenance are
charged to profit or loss during the period in
which they are incurred.

Depreciation of other tangible fixed assets
Land is not depreciated. Depreciation on other
assets is charged so as to allocate the cost of
assets less their residual value over their
estimated useful lives, using the straight-line
method. The estimated useful lives range in
years as follows:

Description
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Freehold premises 50
Fixtures and fittings 1-5
Other offices 50

Recycled Capital Grant Fund

On the occurrence of certain relevant events,
primarily the sale of dwellings, Homes England
can direct the Group to recycle capital grants
or to make repayments of the recoverable
amount. The Group adopts a policy of recycling,
for which a separate fund is maintained. If
unused within a three-year period, it will be
repayable to Homes England with interest. Any
unused recycled capital grant held within the
recycled capital grant fund, which it is
anticipated will not be used within one year is
disclosed in the balance sheet under "creditors
due after more than one year". The remainder
is disclosed under "creditors due within one
year".

Investment properties

Investment properties consist of market rented
properties and part of the head office rented to
other organisations not held for social benefit.
measured at fair value.

Market Rent properties were valued in March
2026 by Jones Lang LaSalle Limited in
accordance with the current UK national
supplement (the RICS Red Book) published by
the Royal Institution of Chartered Surveyors
on the basis of Market Value with vacant
possession. The change in fair value is
recognised in the statement of comprehensive
income. No depreciation is provided.
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Investment properties under construction are
carried at cost.

The Head Office was valued in March 2026 by
Savills in accordance with the current RICS
Valuation - Global Standards, incorporating the
IVS, and the RICS Valuation - Global Standards
- UK National Supplement published by the
Royal Institution of Chartered Surveyors.

Changes in fair value are recognised in the
statement of comprehensive income.

Stock

Stock represents work in progress and
completed properties. For shared ownership
properties the value held as stock is the
estimated cost to be sold as a first tranche.
Materials are stated at the lower of cost and net
realisable value. Cost comprises of materials
and direct development overheads. Net
realisable value is based on estimated sales
proceeds after allowing for all further costs to
completion and selling costs.

Recoverable amount of rental and other
trade receivables

The Group estimates the recoverable value of
rental and other receivables and impairs the
debtor by appropriate amounts. When
assessing the amount to impair it reviews the
age profile of the debt, historical collection
rates and the class of debt.

Cash and cash equivalents

Cash and cash equivalents in the Statement of
Financial Position consists of cash at bank, in
hand, deposits and short-term investments
with an original maturity of three months or
less.

Leasehold sinking funds

Unexpended amounts collected from
leaseholders for major repairs on leasehold
schemes and any interest received are included
in creditors. This is classified under creditors
greater than one year as the related works are
expected to occur beyond 12 months.
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Loans and short-term deposits

All loans and short-term deposits held by the
Group are classified as basic financial
instruments in accordance with FRS 102. These
instruments are initially recorded at the
transaction price less any transaction costs
(historic cost), FRS 102 requires that basic
financial instruments are  subsequently
measured at amortised cost, however the
Group determined that the difference between
the historic cost and amortised cost is not
material and so these financial instruments are
stated on the balance sheet at historic cost.

Concessionary loans
Concessionary loans are those loans made by
mhs homes that are made:

e to further its public benefit objectives,

e at a rate of interest which is below the
prevailing market rate of interest

e to be repayable on demand.

These loans are measured at the amount
advanced at the inception of the loan less
amounts received and any provisions for
impairment.

Provisions

The Group recognises provisions for liabilities of
uncertain timing or amounts. Provision is made
for specific and quantifiable liabilities,
measured at the best estimate of expenditure
required to settle a legal or constructive
obligation at the balance sheet date.

Reserves

Income received, and expenditure incurred, for
restricted purposes is separately accounted for
within restricted funds. Realised and unrealised
gains and losses on assets held by these funds
are also allocated to the fund. The revaluation
reserve is created from surpluses on asset
revaluation. Unrestricted reserves are subject
to specific conditions imposed by the donors
and are within the objectives of the Charity. The
funds are transferred to the unrestricted when
the specific requirements of the income are
satisfied.
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Notes forming part of the Financial Statements (Continued)

3 Judgements in applying accounting
policies and key sources of estimation
uncertainty

In preparing these financial statements, the
key judgements have been made in respect of
the following:

e  Whether there are indicators of impairment
of the Group’s tangible assets. Factors
taken into consideration in reaching such a
decision include the economic viability and
expected future financial performance of
the asset and where it is a component of a
larger cash-generating unit, the viability
and expected future performance of that
unit.

e What constitutes a cash generating unit
when indicators of impairment require
there to be an impairment review.

Other key sources of estimation
uncertainty.

Tangible fixed assets (see note 16 and 17)
Tangible fixed assets, other than investment
properties, are depreciated over their useful
lives taking into account residual values. These
are assessed annually and consider issues such
as future market conditions, the remaining life
of the asset and projected disposal values. For
housing property assets, the asset cost is
broken down into components based on
management’s assessment of the properties.
Individual useful economic lives are assigned to
these components.

Investment Properties (see note 18)

The Group’s investment properties are
measured at cost on initial recognition and
subsequently carried at a value determined by
external valuers in March 2026.

The valuation has been prepared in accordance
with the current UK national supplement (the
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RICS Red Book) published by the Royal
Institution of Chartered.

To arrive at an opinion of value, comparable
evidence at the micro-market level of similar
properties offered for sale and completed
transactions for similar properties to the
subjects over the last 12 months has been
collected

Rental and other trade receivables
(debtors) (see note 21)

The estimate for receivables relates to the
recoverability of the balances outstanding at
year end. A review is performed on an
individual debtor basis to consider whether
each debt is recoverable.

Valuation of pension scheme (see note 26)
The estimates have been informed by an
actuary and are presented in note 26. The note
sets out the assumptions used by the actuary
in determining the assets and liabilities of the
pension scheme. The critical underlying
assumptions in relation to the estimate of the
pension defined benefit scheme obligation such
as standard rates of inflation, mortality,
discount rate and anticipated future salary
increases. Variations in these assumptions
have the ability to significantly influence the
value of the liability recorded and annual
defined benefit expense. As consistent with last
year, an asset ceiling has been applied so no
pension asset is shown within the accounts.
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Notes forming part of the Financial Statements (Continued)

4 Particulars of turnover, cost of sales, operating costs and operating surplus

mhs homes group Turnover Cost of Operating Other Operating
sales costs operating surplus/
items (deficit)
2026 2026 2026 2026 2026
£'000 £'000 £'000 £'000 £'000
Social housing lettings (Note 5) 72,774 - (53,734) - 19,040
Other social housing activities
First tranche shared ownership sales 444 (368) - - 76
Development - - (374) - (374)
Singles homelessness accommodation
& sgpporting people funding 390 B (643) B (253)
Managed properties 78 - (182) - (104)
Charitable activities 73,686 (368) (54,933) - 18,385
Non-social housing activities
Market rented properties 4,996 - (2,031) - 2,965
Other commercial activities 1,158 - (1,020) - 138
Non charitable activities 6,154 - (3,051) - 3,103
Surplus on disposal of fixed assets - - - 1,078 1,078
79,840 (368) (57,984) 1,078 22,566
mhs homes group Turnover Cost of Operating Other Operating
sales costs operating surplus/
items (deficit)
2025 2025 2025 2025 2025
£'000 £'000 £'000 £'000 £'000
Social housing lettings (Note 5) 70,442 - (50,237) - 20,205
Other social housing activities
First tranche shared ownership sales 6,128 (4,897) - - 1,231
Development - - (118) - (118)
Singles homelessness accommodation 204 _ (403) _ (109)
& supporting people
Managed properties 76 - (129) - (53)
Charitable activities 76,940 (4,897) (50,887) - 21,156
Non-social housing activities
Market rented properties 4,662 - (1,968) - 2,694
Other commercial activities 1,063 - (812) - 251
Non charitable activities 5,725 - (2,780) - 2,945
Surplus on disposal of fixed assets - - - 819 819
82,665 (4,897) (53,667) 819 24,920
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Notes forming part of the Financial Statements (Continued)

4 Particulars of turnover, cost of sales, operating costs and operating surplus (continued)

mhs homes limited Turnover Cost of Operating Other Operating
sales costs ogperating surplus/
items (deficit)
2026 2026 2026 2026 2026
£'000 £'000 £'000 £'000 £'000
Social housing lettings (Note 5) 62,976 (47,099) - 15,877
Other social housing activities
First tranche shared ownership sales 444 (368) - - 76
Development - - (374) - (374)
Singles Homelessness Accommodation 198 - (323) - (125)
Programme Funding
Managed properties 78 - (182) - (104)
Charitable activities 63,696 (368) (47,978) - 15,350
Non-social housing activities
Market rented properties 4,753 - (1,974) - 2,779
Other commercial activities 967 - (1,020) - (53)
Non charitable activities 5,720 - (2,994) - 2,726
Surplus on disposal of fixed assets - - - 952 952
69,416 (368) (50,972) 952 19,028
mhs homes limited Turnover Cost of Operating Other Operating
Sales costs operating surplus/
items (deficit)
2025 2025 2025 2025 2025
£'000 £'000 £'000 £'000 £'000
Social housing lettings (Note 5) 60,843 - (44,660) - 16,183
Other social housing activities
First tranche shared ownership sales 6,128 (4,897) - - 1,231
Development - - (118) - (118)
Singles Homelessness Accommodation _
Programme Funding 102 (119) (17)
Managed properties 76 - (129) - (53)
Charitable activities 67,149 (4,897) (45,026) - 17,226
Non-social housing activities
Market rented properties 4,434 - (1,879) - 2,555
Other commercial activities 907 - (812) - 95
Non charitable activities 5,341 - (2,691) - 2,650
Surplus on disposal of fixed assets - - - 598 598
72,490 (4,897) (47,717) 598 20,474
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Notes forming part of the Financial Statements (Continued)

5 Income and expenditure from social housing lettings

mhs homes group General Affordable Supporfed Foyers Intermediate Sharefd Total Total
needs Rents housing Rent ownership 2026 2025
£'000 £'000 £'000 £'000 £'000 £'000 £'000 £'000
Income
Rents net of identifiable service charges 54,487 7,065 3,424 226 235 3,406 68,843 65,260
Service charge income 943 556 429 427 - 640 2,995 2,632
Government grant receivable 408 122 322 - - - 852 1,940
Other income 40 6 27 - - 11 84 610
Turnover from social housing 55, 878 7,749 4,202 653 235 4,057 72,774 70,442
lettings
Expenditure
Management (7,780) (801) (1,262) (124) (10) (390) (10,367) (9,920)
Service charge costs (3,745) (390) (1,183) (304) (23) (477) (6,122) (4,836)
Routine maintenance (10,910) (581) (546) (47) (23) (61) (12,168) (11,022)
Planned maintenance (8,113) (563) (896) (148) (15) (68) (9,803) (9,195)
Major repairs (5,268) (397) (1,042) (145) (11) (231) (7,094) (7,150)
Bad debts (60) 33 (26) (9) 8 63 9 (414)
Depreciation of housing properties:
- annual charge (4,991) (1,080) (940) (92) (38) (616) (7,757) (6,966)
- impairment -
- accelerated on disposal of components (372) (48) (11) (1) - - (432) (734)
gg:;?:;“ﬂe ;’i‘:::d't“re on social (41,239)  (3,827)  (5,906) (870) (112)  (1,780) (53,734) (50,237)
f;':;;‘;téng surplus on social housing 14,639 3,922  (1,705) (217) 123 2,277 19,040 20,205
Void losses (422) (34) (69) (56) - - (581) (934)
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Notes forming part of the Financial Statements (Continued)

5 Income and expenditure from social housing lettings (continued)

mhs homes limited General Affordable Supported Foyers Shared Total Total
needs Rents housing ownership 2026 2025
£'000 £'000 £'000 £'000 £'000 £'000 £'000

Income

Rents net of identifiable service charges 52,466 3,018 2,875 122 2,212 60,693 57,543

Service charge income 804 233 325 192 363 1,917 1,507

Government grant receivable 303 - - - - 303 1,350

Other income 40 5 18 - - 63 443

3,218

Turnover from social housing lettings 53,613 3,256 314 2,575 62,976 60,843

Expenditure

Management (7,977) (360) (1,144) (108) (275) (9,864) (9,425)

Service charge costs (3,542) (51) (1,035) (69) (299) (4,996) (4,049)

Routine maintenance (10,676) (217) (517) (0) (32) (11,442) (10,154)

Planned maintenance (7,979) (190) (775) (0) (23) (8,967) (8,570)

Major repairs (5,101) (35) (989) 0 (21) (6,146) (6,439)

Bad debts (41) (28) (25) 3) 53 (44) (329)

Depreciation of housing properties:

- annual charge (4,391) (185) (234) (92) (404) (5,306) (5,135)

- impairment -

- accelerated on disposal of components (322) - (11) (1) - (334) (559)

Operating expenditure on social

housing lettings (40,029) (1,066) (4,730) (273) (1,001) (47,099) (44,660)

Operating surplus on social housing 13,584 2,190 (1,512) a1 1,574 15,877 16,183

lettings

Void losses (406) (16) (68) (35) 1 (524) (878)
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FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2026
Notes forming part of the Financial Statements (Continued)

mhs homes group Depreciation and Direct activities Support and Total

amortisation governance costs

2026 2025 2026 2025 2026 2025 2026 2025

£'000 £'000 £'000 £'000 £'000 £'000 £'000 £'000
General needs and Foyers (6,597) (6,797) (31,163) (27,933) (8,189) (8,700) (45,949) (43,430)
Intermediate Rent (38) (38) (55) (38) (18) (17) (111) (93)
Supported housing (940) (380) (4,441) (4,017) (512) (560) (5,893) (4,957)
Shared ownership (616) (632) (760) (689) (405) (436) (1,781) (1,757)
Social housing lettings (8,191) (7,847) (36,419) (32,677) (9,124) (9,713) (53,734) (50,237)
Supporting People - - (643) (403) - - (643) (403)
Other expenditure - - (556) (247) - - (556) (247)
Total charitable expenditure
included in operating costs (8,191) (7,847) (37,618) (33,327) (9,124) (9,713) (54,933) (50,887)
First Tranche shared ownership sales - - (368) (4,897) - - (368) (4,897)
Total (8,191) (7,847) (37,986) (38,224) (9,124) (9,713) (55,301) (55,784)
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Notes forming part of the Financial Statements (Continued)

6 Expenditure on charitable activities (continued)
mhs homes limited Depreciation and Direct activities Support and Total
amortisation governance costs
2026 2025 2026 2025 2026 2025 2026 2025
£'000 £'000 £'000 £'000 £'000 £'000 £'000 £'000
General needs (4,910) (4,953) (28,230) (25,359) (7,968) (8,623) (41,108) (38,935)
Foyers (92) (92) (139) (19) (42) (46) (273) (157)
Supported housing (234) (232) (3,970) (3,793) (512) (560) (4,716) (4,585)
Shared ownership (404) (417) (284) (221) (314) (345) (1,002) (983)
Social housing lettings (5,640) (5,694) (32,623) (29,392) (8,836) (9,574) (47,099) (44,660)
Supporting people - - (323) (119) - - (323) (119)
Other expenditure - - (556) (247) - - (556) (247)
Total charitable expenditure
included in operating costs (5,640) (5,694) (33,502) (29,758) (8,836) (9,574) (47,978) (45,026)
First tranche shared ownership sales - - (368) (4,897) - - (368) (4,897)
Total (5,640) (5,694) (33,870) (34,655) (8,836) (9,574) (48,346) (49,923)
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Notes forming part of the Financial Statements (Continued)

7 Units of housing stock

Asat1 P“"Chi?rsoer: As at 31
April registered Additions Disposals Transfers March
2025 ‘regste 2026
provider
Social Housing
mhs homes
General needs housing 6,802 - 9 (5) 4 6,810
Sheltered schemes 442 - - - (4) 438
Shared ownership 363 - 1 (6) - 358
Social leaseholders 482 - 1 - - 483
Foyers* 30 - - - 30
Heart of Medway
General needs housing 749 - 12 - - 761
Sheltered schemes 54 - 90 - - 144
Shared ownership 267 5 - (6) - 266
Intermediate rent 24 - - - - 24
Foyers 36 - - - - 36
Social leaseholders 89 - 3 - - 92
Lord Kitchener
General needs housing 6 - - - - 6
Total social housing 9,344 5 116 (17) - 9,448
Non - social housing
mhs homes
Managed freeholders 181 - 2 (1) - 182
Market rent 362 - - (15) - 347
Commercial lettings 45 - - - - 45
Heart of Medway
Market rent 17 - - - - 17
Managed freeholders 17 - 1 - - 18
'I:'otal-non- social 622 _ 3 (16) _ 609
ousing
Total owned 9,966 5 119 (33) - 10,057
Accommodation managed
for others 84 - - - - 84
by others 19 - - - - 19
Total owned or 10,069 5 119 (33) - 10,160
managed
Garages 1,310 - - (1) - 1,309

* Properties leased to Heart of Medway between 1 and 15 years
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Notes forming part of the Financial Statements (Continued)

7 Units of housing stock (continued)

Group Group mhs mhs
homes homes
2026 2025 2026 2025

Units under construction:

Houses 36 45 36 45
Sheltered - 90 - -
Flats 25 20 25 20

61 155 61 65

8 Operating Surplus

Group Group mhs mhs
homes homes

2026 2025 2026 2025
£'000 £'000 £'000 £'000

This is arrived at after charging:

Depreciation of housing properties:

annual charge 7,756 7,113 5,306 5,136
Depreciation of other fixed assets:

annual charge 445 451 297 303
Accelerated depreciation on replaced components 912 735 748 559
Operating leases 1,210 1,099 1,210 1,099

Auditors’ remuneration (including VAT):
- fees payable to the group’s auditor for the audit of

' 63 61 63 61

the group’s annual accounts
- fees for audit of accounts of subsidiary entities 52 50 - -
- fees for other audit services 4 8 4 8
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Notes forming part of the Financial Statements (Continued)

9 Employees

Group Group mhs mhs
homes homes
2026 2025 2026 2025

Number of employees 337 291 337 291

£'000 £'000 £'000 £'000
Wages and salaries 15,678 15,002 15,678 15,002
Social security costs 1,946 1,400 1,946 1,400
Cost of defined contribution scheme 613 525 613 525
Cost of defined benefit scheme (see note 26) 212 275 212 275

18,449 17,202 18,449 17,202

The average number of employees (including Executive Management Team) expressed as full-time
equivalents (calculated based on a standard working week of 37 hours) during the year was 337
(2025: 291).

A defined benefit (closed to new members) and a defined contribution pension scheme is operated by
the Group on behalf of the employees. The assets of the scheme are held separately from those of
the Group in an independently administered fund. Full details are contained in note 26.

10 Trustee remuneration

The trustees are defined as Directors under company law and are defined as the members of the
Board of Management as disclosed on page 25.

Trustee Remuneration mhs homes ;ZZ::I:; Remuneration Treasury Finance, Risk and
£000 Board Board Committee Committee Audit Committee

N Hopkins 26 v v v

S O'Brien 11 v v

M Miles Lea 10 4 4

J Carr 14 v v

I Cain 12 v v

M Mulligan 10 v

L Heffernan 10 v

G Taylor 9 v v

E Thomas 9 v

S Skeete 14 v v

J Chia 3 v v

C Todd 2 v

The articles of association contain the clause "members may receive such reasonable and proper
remuneration as the Boards members may from time to time decide having taken advice from an
independent remuneration committee”: Expenses paid in 2026 were £5,151 (2025: £2,334).
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Notes forming part of the Financial Statements (Continued)

11 Senior executive remuneration

Group Group

2026 2025

£'000 £'000

Key Management personnel emoluments 954 809
Amounts paid to non-executive 117 118
1,071 927

The total amount payable to the Chief Executive, who was also the highest paid director in respect of
emoluments, was £184,817 (2025: £223,562). Pension contributions of £17,600 (2025: £54,874)
were made in respect of the retiring Chief Executive to the Kent County Council Pension Fund on their
behalf. The current Chief Executive participates in a defined contribution scheme with Aviva.

There were seven Executive Directors (2025: three) in the Group's defined contribution pension
scheme during the year. Contributions were paid into the scheme on their behalf of £62,673 (2025:
£37,987).

Salary banding for all employees earning over £60,000 (includes salary, performance related pay,
compensation for loss of office, benefits in kind and pension contributions paid by the Group)

Group Group

2026 2025

No. No.

£60,000 - £69,999 14 12
£70,000 - £79,999 8 8
£80,000 - £89,999 5 3
£90,000 - £99,999 3 4
£100,000 - £109,999 1 1
£109,000 - £119,000 1 -
£130,000 - £139,999 - 1
£140,000 - £149,999 3 1
£150,000 - £159,999 - 1
£160,000 - £169,999 1 -
£180,000 to £189,000 1 -
£190,000 -£199,999 - 1
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Notes forming part of the Financial Statements (Continued)

12 Surplus on disposal of fixed assets

Right to Active Asset

Buy Management Staircasing Total Total

GROUP 2026 2026 2026 2026 2025
£'000 £'000 £'000 £'000 £'000

Disposal proceeds 710 2,303 1,449 4,462 2,244
Cost of disposals (52) (2,345) (881) (3,278) (1,220)
Grant repayment - - (86) (86) (156)
Legal and other fees (4) (7) (9) (20) (49)
654 (49) 473 1,078 819

mhs homes 2026 2026 2026 2026 2025
£'000 £'000 £'000 £'000 £'000

Disposal proceeds 710 2,303 824 3,837 1,448
Cost of disposals (52) (2,345) (439) (2,836) (701)
Grant repayment (29) (29) (103)
Legal & other fees (4) (7) (9) (20) (46)
654 (49) 347 952 598

13 Interest receivable and income from investments

Group Group mhs mhs
homes homes
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Interest receivable from group undertakings - - 391 324
Interest receivable and similar income 264 217 258 217
264 217 649 541

14 Interest payable and similar charges
Group Group mhs mhs
homes homes
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Bank loans and overdrafts 14,621 14,548 12,397 12,534
Other fees 570 738 556 649
15,191 15,286 12,953 13,183
Amortisation of issue costs 252 251 222 222
15,443 15,537 13,175 13,405
Net interest on defined pension liability (note 26) (795) (486) (795) (486)
Interest capitalised on construction of properties (343) (570) (107) (340)

14,305 14,481 12,273 12,579

mhs homes limited Page 62 Company Number 10704997



FINANCIAL STATEMENTS FOR THE YEAR ENDED 31 MARCH 2026

Notes forming part of the Financial Statements (Continued)

15 Taxation on surplus on ordinary activities

The tax assessed for the year differs from the standard rate of corporation tax in the UK applied to
surplus before tax. The differences are explained below:

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Surplus on ordinary activities before tax 7,841 16,464 7,336 14,701
Surplus on ordinary activities at the standard rate

of corporation tax in the UK of 25% (2025 - 25%) 1,960 4,116 1,834 3,675

Effects of:
Net income subject to charitable exemptions (2,457) (4,046) (1,834) (3,675)
Adjustments in respect of prior years- deferred tax 497 (70) - -

Total tax charge for period - - - -

The aggregate current and deferred tax relating to items recognised in other comprehensive income
is a nil charge (2024: nil charge)
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Notes forming part of the Financial Statements (Continued)

16 Tangible fixed assets - housing properties

Completed Under Construction
mhs homes group General needs* Share:d General needs* Share:d Total
ownership ownership

Cost or valuation: £'000 £'000 £'000 £'000 £'000
At 1 April 2025 600,382 72,830 35,841 1,396 710,449
Additions - construction costs - - 11,629 2,444 14,073
Additions - works to existing properties 8,679 6 - - 8,685
Completed schemes 44,081 771 (44,081) (771) -
Transfer (to)/from current assets 31 - - 31
Staircasing disposals - (927) - - (927)
Purchased from another Registered Provider - 587 - - 587
Property (Disposal)/Purchase (252) - - - (252)
Disposal of replaced components (1,345) - - - (1,345)
At 31 March 2026 651,545 73,298 3,389 3,069 731,301
Depreciation:

At 1 April 2025 75,270 3,426 - - 78,696
Charge for the year 7,169 587 - - 7,756
Eliminated on staircasing disposals - (46) - - (46)
Eliminated on Property Disposals (49) - - - (49)
Disposal of replaced components (912) - - - (912)
At 31 March 2026 81,478 3,967 - - 85,445
Impairment:

At 1 April 2025 2,008 233 742 - 2,983
Charge for the year - - - - -
Transfer to completed 742 (742) - -
At 31 March 2026 2,750 233 - - 2,983
Net book value at 31 March 2026 567,317 69,098 3,389 3,069 642,873
Net book value at 31 March 2025 523,104 69,171 35,099 1,396 628,770

* General needs include Affordable and Supported Housing
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Notes forming part of the Financial Statements (Continued)

16 Tangible fixed assets - housing properties (continued)

Completed Under Construction
Shared Shared
== £ 3 £ 3

mhs homes limited General needs ownership General needs ownership Total
Cost or valuation: £'000 £'000 £'000 £'000 £'000
At 1 April 2025 475,593 49,244 1,365 1,397 527,599
Additions - construction costs - - 3,754 2,445 6,199
Additions - works to existing properties 8,204 6 - - 8,210
Completed schemes 1,945 184 (1,945) (184) -
Transfer (to)/from current assets - 31 - - 31
Staircasing disposals - (462) - - (462)
Property Disposals (252) - - - (252)
Disposal of replaced components (1,082) - - - (1,082)
At 31 March 2026 484,408 49,003 3,174 3,658 540,243
Depreciation:

At 1 April 2025 63,529 1,823 - - 65,352
Charge for the year 4,910 396 - - 5,306
Eliminated on staircasing - (23) - - (23)
Eliminated on Property Disposal (49) - - - (49)
Disposal of replaced components (748) - - - (748)
At 31 March 2026 67,642 2,196 - - 69,838
Impairment:

At 1 April 2025 1,541 - - - 1,541
Charge for the year - - - - -
At 31 March 2026 1,541 - - - 1,541
Net book value at 31 March 2026 415,225 46,807 3,174 3,658 468,864
Net book value at 31 March 2025 410,523 47,421 1,365 1,397 460,706

* General needs include Affordable and Supported Housing
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Notes forming part of the Financial Statements (Continued)

16 Tangible fixed assets - Housing properties (continued)

Impairment

The Group considers schemes to represent separate cash generating units (CGUs) when assessing
for impairment in accordance with the requirements of FRS 102 and SORP 2018.

Valuation

The estimated value in use of the social housing stock is estimated as below.

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'million £'million £'million £'million

Estimated total EUV - SH 791 773 650 643
Estimated EUV- SH value of properties charged 577 575 501 493

The net book value of housing properties may be further analysed as:

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Freehold 640,332 626,197 467,864 459,695
Long leasehold 2,542 2,573 1,000 1,011

642,874 628,770 468,864 460,706

Interest capitalisation
Interest capitalised in the year 343 570 106 340

Cumulative interest capitalised 6,113 5,770 3,188 3,082

Works to existing properties

Expenditure capitalised 8,758 7,896 8,210 7,060
Expenditure to income and expenditure account 7,094 7,150 6,146 6,439
15,852 15,046 14,356 13,499
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17 Other tangible fixed assets

mhs homes group Head Freehold Fixtures &
) . . Total
Office premises fittings
£'000 £'000 £'000 £'000
Cost or valuation
At 1 April 2025 7,982 2,120 7,748 17,850
Additions - - 128 128
At 31 March 2026 7,982 2,120 7,876 17,978
Depreciation
At 1 April 2025 2,772 762 7,098 10,632
Charge for year 148 27 270 445
At 31 March 2026 2,920 789 7,368 11,077
Net book value
At 31 March 2026 5,062 1,331 508 6,901
At 31 March 2025 5,210 1,358 650 7,218
mhs homes limited Freehold Fixtures &
. . Total
premises fittings
£'000 £'000 £'000
Cost or valuation
At 1 April 2025 2,120 7,747 9,867
Additions - 127 127
At 31 March 2026 2,120 7,874 9,994
Depreciation
At 1 April 2025 763 7,099 7,862
Charge for year 26 270 296
At 31 March 2026 789 7,369 8,158
Net book value
At 31 March 2026 1,330 506 1,836
At 31 March 2025 1,357 648 2,005
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18 Investment Properties

Head Market Market Total

Office Rent Rent

Buildings completed under

construction
mhs homes group £'000 £'000 £'000 £'000
At 1 April 2025 2,554 84,028 - 86,582
Disposal - (2,195) - (2,195)
Fair value adjustment (817) 135 - (682)
At 31 March 2026 1,737 81,968 - 83,705
mhs homes limited £'000 £'000 £'000
At 1 April 2025 80,840 - 80,840
Disposal (2,195) - (2,195)
Fair value adjustment (68) - (68)
At 31 March 2026 78,577 - 78,577

The Group’s market rented investment properties are measured at cost on initial recognition, then
remeasured to fair value at each balance sheet date. Changes in fair value are recognised in the
statement of comprehensive income. The gain on revaluation of investment property arising of £135k
(2025 - a gain of £5,809m) has been charged to the Statement of Comprehensive Income for the
year. Further details on the valuation methodology are provided in the accounting policy.

If investment property had been accounted for under the historic cost accounting rules, the properties
would have been measured as follows:

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Historic cost 51,845 54,040 48,707 50,633
Accumulated depreciation (8,505) (8,112) (7,893) (7,550)

43,340 45,928 40,814 43,083
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19 Fixed asset investments

mhs homes group Investments Listed Other Total
Investments Investments

£'000 £'000 £'000 £'000

At 1 April 2025 185 90 6 281

Revaluation - (2) - (2)

At 31 March 2026 185 88 6 279

mhs homes limited Total Total

2026 2025

£ £

Heart of Medway Housing Association Limited 1 1

mhs Commercial Services Limited 1,500,000 1,500,000

Chatham Maritime K1 Developments Limited 1 1

Chatham Maritime K1 Construction Limited 1 1

Provision against mhs Commercial Services Limited (1,500,000) (1,500,000)

3 3

Details of subsidiary undertakings, associated undertakings and other investments
The group comprises of the following entities all incorporated in England.

Registered Number
Subsidiary undertaking Nature of business Company charity\
society

Nature of Entities: Company

Proportion of ordinary share capital 100%

Chatham Maritime K1 Developments Limited Ownership of Head Office 03254705 -
Chatham Maritime K1 Construction Limited Development Activity 03254689 -
mhs Commercial Services Limited Not Active 02751669 -

Nature of Entity: Community Benefit Society
Proportion of voting rights 14%
Heart of Medway Housing Association Limted! Social Housing - 31076R

Nature of Entity: Charity
mhs Community Charity Limited? Not Active 03714658 1080067

Nature of Entity: Trust
Lord Kitchener Memorial Homes Trust3 Social Housing - 209751

' mhs homes controls Heart of Medway through an inter group agreement.

2mhs community charity is a company limited by guarantee with mhs homes defined as the parent
charitable company.

3 Lord Kitchener is administered by mhs homes who are appointed as corporate trustee.
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20 Stock and Work in Progress

Group Group mhs mhs
homes homes
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Materials 36 35 36 35
Shared ownership: completed properties 79 391 79 391
Shared ownership: under construction 1,496 546 1,496 546
1,611 972 1,611 972
21 Debtors
Group Group mhs mhs
homes homes
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Due within one year
Rent and service charge arrears 3,720 4,430 3,146 3,700
Less: provision for doubtful debts (938) (1,391) (745) (1,072)
2,782 3,039 2,401 2,628
Prepayments 492 799 478 799
Other debtors 462 416 228 123
Loans to employees 3 1 3 1
3,739 4,255 3,110 3,551
Due after one year
Loan to Heart of Medway Housing Association Limited - - 12,010 18,373
Loan to Chatham Maritime K1 Development Limited - 10,007 10,397

- - 22,017 28,770

mhs homes has provided an intercompany loan to Heart of Medway Housing Association Limited that
stands at £12.010 million at 31 March 2026 (2025: £18.4 million). The loan is provided to further its
public benefit objectives, at nil rate, unsecured and is repayable by 2038 and is therefore treated as
a concessionary loan.
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22 Creditors: amounts falling due within one year

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Trade creditors 2,240 1,975 2,238 1,965
Rent in advance 1,410 1,236 1,182 1,100
Taxation and social security 31 2 76 53
Other creditors 690 668 639 631
Amounts due to subsidiaries - 1,488 2,022
Accruals 8,407 9,738 6,604 8,080
Loan interest and fees due 3,877 3,998 3,397 3,517

16,655 17,617 15,624 17,368

23 Creditors: amounts falling due after more than one year

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £000 £'000

Loans (Note 24) 320,000 310,000 260,000 260,000
Less issue costs (2,503) (2,755) (1,881) (2,103)
Sinking fund balances 3,753 3,243 2,424 2,186

321,250 310,488 260,543 260,083

24 Loans and borrowings: Maturity of Debt

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Less than one year - - - -
Between two and five years 15,847 10,000 15,847 10,000
In five years or more 304,153 300,000 244,153 250,000
Loans and borrowings 320,000 310,000 260,000 260,000

Liquidity is strong with £60 million of fully charged undrawn revolving credit facilities in place.
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Notes forming part of the Financial Statements (Continued)

24 Loans and borrowings: Maturity of Debt (continued)

The debt is comprised of £60 million of bank debt in mhs homes, due for repayment between 2027
and 2042 along with the private placements noted below.

Entity Private placement Repayment terms Interest rate

£40 million Amortising from 2030 to 2056 2.36%

"g £30 million Bullet repayment 2044 5.50%

2 £50 million Amortising between 2049 and 2058 6.19%
-é) £40 million Bullet repayment 2051 3.92%
£40 million Bullet repayment 2054 3.53%

5 > £10 million Bullet repayment 2038 3.68%
§ § £20 million Bullet repayment 2055 2.67%
T =  £30 million Bullet repayment 2044 6.01%

Interest rates are fixed for more than one year on 87% of the debt in mhs homes and 100% in Heart
of Medway.

25 Financial instruments

Information regarding the group’s exposure to and management of credit risk, liquidity risk, market
risk, cashflow and interest rate risk is included in Strategic review. The carrying values of the Group
and Association’s financial assets and liabilities measured at fair value through profit or loss are
summarised by category below:

Group Group mhs mhs
homes homes

2026 2025 2026 2025
£'000 £'000 £'000 £'000
Financial assets measured at fair value: Investments 280 281 - -

Total financial assets 280 281 - -
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26 Pensions
Defined benefit pension scheme

mhs homes limited is a community admission body in the Kent County Council Local Government
Superannuation Scheme. It provides benefits based on final pensionable pay with contributions being
charged to the income and expenditure account so as to spread the cost of pensions over employees
working lives with mhs homes limited. The employer contributions are determined by a qualified
actuary whilst the employee contributions are fixed by regulations governing the scheme. The next
formal valuation is due in 2028. The contribution rate for the Group was 25.7% (2025: 25.7%) for
employer contributions and 5.5% to 11.4% (2025:5.5% to 11.4%) for employee contributions. The
most recent actuarial valuation confirmed that the employer contribution will decrease to 21.1% from
1 April 2026 to 31 March 2029. The pension contribution for the year for the Kent County Council
Local Government Superannuation Scheme amounted to £212,341 (2025: £275,818). The scheme
was withdrawn from new staff in 2005, and a defined contribution scheme offered in its place.

¢ Pension benefits depend upon age, length of service and salary level.
e Avaluation for the purposes of the accounts is provided annually by a qualified independent actuary.
e There were no changes to the scheme during the year and no amounts owing to the scheme at the

year end.

Reconciliation of present value of plan liabilities 31 March 31 March
2026 2025

£'000 £'000

At the beginning of the year 33,988 38,049
Current service cost 154 217
Interest cost 1,889 1,817
Change in financial assumptions (1,086) (3,943)
Change in demographic assumptions 473 (101)
Experience loss (959) (88)
Benefits paid net of transfers in (2,326) (2,013)
Contributions by scheme participants 60 92
Unfunded pension payments (42) (42)
At the end of the year 32,151 33,988
Reconciliation of fair value of plan assets 31 March 31 March
2026 2025

£'000 £'000

At the beginning of the year 47,683 47,808
Interest on assets 2,684 2,303
Return on assets less interest 2,597 (742)
Other actuarial gains (221) -
Administration expenses (50) (45)
Contributions by employer excluding unfunded 255 322
Contributions by members 60 92
Benefits paid (2,368) (2,055)
At the end of the year 50,640 47,683
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26 Pensions (continued)

31 March 31 March
2026 2025
£'000 £'000
Fair value of plan assets 50,640 47,683
Application of asset ceiling (18,489) (13,695)
Present value of plan liabilities (31,764) (33,575)
Surplus 387 413
Present value of unfunded obligation (387) (413)
Net pension scheme liability - -
Amounts recognised in other comprehensive income are as 31 March 31 March
follows: 2026 2025
£'000 £'000

Included in administrative expenses:
Service cost 154 217
Net interest on the defined liability (795) (486)
Administration expenses 50 45
(591) (224)
Analysis of actuarial gain recognised in other comprehensive 31 March 31 March
income 2026 2025
£'000 £'000
Actual return less expected return on fund assets 2,597 (742)
Other actuarial gains on assets (221) -
Experience losses on defined benefit obligation 959 88
Change in demographic assumptions (473) 101
Changes in financial assumptions 1,086 3,943
Application of asset ceiling (3,102) (2,844)
846 546

Composition of plan assets 31 March 2026 31 March 2025

£'000 % £'000 %
Equities 29,684 58 27,153 57
Gilts 2,794 6 2,826 6
Other bonds 7,072 14 7,088 15
Property 4,947 10 3,905 8
Cash 1,396 3 1,886 4
Target return portfolio 2,528 5 2,435 5
Infrastructure 2,219 4 2,390 5
Total plan assets 50,640 100 47,683 100
Return on plan assets 11.3% 3.32%
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26 Pensions (continued)

Principal actuarial assumptions used at the balance sheet 31 March 2026 31 March 2025

Discount rates 6.00% 5.75%
Future salary increases 3.85% 3.90%
Future pension increases (CPI) 2.85% 2.90%
Life expectancy from age 65 years: Males (years) 21.6 20.7
Life expectancy from age 65 years: Females (years) 23.9 23.3

Defined Contribution Scheme

mhs homes limited also operates a defined contribution scheme administered by Aviva. The employer’s
contributions, at a rate of between 1% to 10%, were £613,522 (Restated 2025: £524,841). At 31
March 2026, the number of staff participating in the scheme was 309 (Restated 2025:303). There
were contributions outstanding as at 31 March 2026.

27 Contingent liabilities

Social Housing Grant: The Group receives grant from Homes England, which is used to fund the
acquisition and development of housing properties and their components. The Group has a future
obligation to recycle such grant once the properties are disposed of. At 31 March 2026, the value of
grant received in respect of these properties that had not been disposed of was £49,750,000 (2025:
£49,263,000). As the timing of any future disposal is uncertain, no provision has been recognised in
these financial statements.

Total Social Housing Grant received or Group Group mhs mhs
receivable to date is as follows: homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000
Recycled Capital Grant 145 156 - -
Capital Grant 49,605 49,107 16,511 16,574
Total Grant 49,750 49,263 16,511 16,574

Parent Guarantees

mhs homes has guaranteed construction contracts for Heart of Medway and K1 Construction. At the
year end the liabilities covered by these guarantees are £1,650,000 (2025: £1,129,000)
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28 Operating Lease

The Group and the Association had minimum lease payments under non-cancellable operating leases
as set out below:

Amounts payable as Lessee Group Group mhs mhs
homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Not later than one year 15 124 15 124
Later than one year not later than five years 1,195 975 1,195 975
1,210 1,099 1,210 1,099

Amounts receivable under operating Group Group mhs mhs
leases as lessor homes homes
2026 2025 2026 2025

£'000 £'000 £'000 £'000

Not later than one year 180 194 180 194
Later than one year not later than five years 418 624 418 624
598 818 598 818

29 Capital Commitments

Group Group mhs mhs
homes homes
2026 2025 2026 2025
£'000 £'000 £'000 £'000
Commitments contracted
New build developments 7,913 22,368 7,913 13,617

Commitments approved by the board but not contracted
New build developments - - - -
7,913 22,368 7,913 13,617

Capital commitments for the Group and mhs homes will be funded as follows:

Group Group mhs mhs

homes homes

2026 2025 2026 2025

£'000 £'000 £'000 £'000

Social Housing Grant - 495 - -
New loans 2,900 5,000 2,900 5.000
Sales of properties 2,792 2,774 2,792 2,774
Existing reserves 2,221 14,099 2,221 5,843
7,913 22,368 7,913 13,617
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30 Related party disclosures

The Board includes two tenant members who hold a tenancy agreement on normal terms and cannot
use their position to their advantage. The rent charged for the year was £13,643 (2025: £13,161) and
the tenants had arrears balances of £829 at the 31 March 2026 (31 March 2025: £1,325). The
Association provides management services, other services and loans to its subsidiaries. The
Association also receives charges from its subsidiaries. The charges are set out below.

Management charges Interest charges

Payable to mhs homes by subsidiaries: 2026 2025 2026 2025
£'000 £'000 £'000 £'000

Heart of Medway Housing Association Limited 893 805 - -
Chatham Maritime K1 Development Limited - - 391 332
893 805 391 332

Intra-group management fees are receivable by the Association from subsidiaries to cover the running
costs that the Association incurs on behalf of managing its subsidiaries.

Entity . - At At
granting Fo':::y receiving Repayablle Inte;:;t: 1 April Movement 31 March
loan y 2025 2026

£'000 £'000 £'000

mhs homes Heart of Medway
Housing 2038 - 18,373 (6,363) 12,010

limited Association Limited

mhs homes Chatham Maritime
L K1 Development 2040 3.7% 10,397 (390) 10,007
limited Limited

28,770 (6,753) 22,017

mhs homes provided parent guarantees as disclosed in note 28. Kent County Council Pension Scheme
is a related party, refer to note 27 for transactions during the year.

31 Capital and reserves

The revaluation reserve contains unrealised gains of £210.5million (2025: £210.5million) in respect
of fixed assets for which the deemed cost option was taken.

33 Net debt reconciliation

Group At Cash flows Non-cash At
1 April 2025 movement 31 March 2026

£'000 £'000 £'000 £'000

Short term deposits 3,242 511 - 3,753
Cash at bank 7,495 5,248 - 12,743
Cash and cash equivalents 10,737 5,759 - 16,496
Loans and borrowings (310,000) (10,000) - (320,000)
Net debt (299,263) (4,241) - (303,504)
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