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BOARD REPORT FOR THE YEAR

ENDED 31 MARCH 2026

PRINCIPAL ACTIVITY

The principal activity of the Association is to meet the needs of older
people within the London Borough of Croydon and in West Sussex
by providing supported housing and facilities management services,
together with welfare and care services tailored to individual needs
to promote independent living.

VISION

The Association’s vision is to be the best provider of affordable
housing for older and vulnerable people within its sphere of
operations.

MISSION

The Association’s mission is to meet the individual requirements of
people in need by providing accessible and sustainable housing,
supported by flexible and reliable services.

VALUES

The Association’s values are:

- To be passionate, professional, operating with integrity
- Caring about our customers, staff and business

- Respectful — listening and approachable

- Innovative — always working to improve

STRATEGIC PRIORITIES AND AIMS 2025 - 2030

Property

To protect and enhance the quality of our homes, ensuring they
remain safe, well-maintained, and fit for the future.

Services to Tenants

To deliver an outstanding customer experience that enhances
quality of life and supports independence. By actively involving our
tenants and tailoring our services to meet their needs, we aim to
provide high-value services that genuinely enrich their lives.

Growth

To expand our services and reach through strategic partnerships,
innovation, and development. Our focus is on meeting the evolving
needs of older people while maintaining financial resilience and
sustainability.

People, Governance, Infrastructure, and Resourcing

To strengthen our workforce, governance arrangements,
infrastructure, and resourcing to ensure the organisation is fully
equipped to deliver on its strategic objectives. By fostering a
positive organisational culture, maintaining strong governance, and
optimising the use of resources, we will support high-quality service
delivery and long-term growth.

This Strategic Plan reaffirms our commitment to providing high-
quality homes, delivering excellent services to our residents,
pursuing thoughtful and sustainable growth, and upholding robust
governance and resource management across all areas of the
organisation.

www.eldonhousing.org

GENERAL GOVERNANCE

The Association is governed by a Board of Management, which also
sets out the strategic direction of the organisation. Board Members
meet formally at least four times a year. The Board of Management
is listed on page 1.

The Board was serviced by the Audit & Risk Committee and Quality
Assurance Committee, which meet formally at least four times a
year.

The Association continues to comply with the principles of the NHF
Code of Governance.

The Board confirms compliance with the RSH Governance and
Financial Viability Standard. In doing so, the Board confirms that it
has an appropriate, robust, and prudent business planning, risk, and
control framework in place.

GOVERNANCE REVIEWS
Governance Reviews

A programme of governance reviews are undertaken on a cyclical
basis to provide assurance on board effectiveness and ongoing
compliance with relevant governance requirements.

The most recent external governance review (completed in 2024)
provided a positive assessment of the Board’s effectiveness,
recognising strong governance foundations, an increased focus
on strategic priorities, and strengthened approaches to risk
management, financial control and compliance. The Governance
Compliance Review confirmed compliance with the National
Housing Federation’s Code of Governance, with only minor
recommendations for improvement. Work to address these
recommendations has informed the governance improvements
implemented during 2025/26.

The Association’s governance framework is underpinned by the
2015 National Housing Federation (NHF) Model Rules, which were
formally adopted (with tailored amendments) to reflect Eldon’s
governance requirements.

A detailed review of the Standing Orders against the Model Rules
identified a small number of areas where additional clarity and
strengthening were required to ensure full alignment.

During 2025/26, the Board and Senior Leadership Team progressed
a programme of governance enhancements, incorporating actions
arising from the reviews into updated Standing Orders and
supporting procedures. This has strengthened decision-making,
accountability and assurance, and supports alignment with
regulatory expectations.

The updated Standing Orders reflect the Association’s governance
framework and provide a clear basis for effective Board and
committee operation.

The revised Standing Orders were approved by the Board of
Management in December 2025, ensuring alignment with the 2015
NHF Model Rules. Compliance with the Standing Orders and the
Code of Governance is monitored through the Board and committee
cycle, including regular reporting, internal controls assurance and
ongoing training.
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The majority of actions identified through the reviews have been
implemented, with the remaining items being progressed through
the 2025/26 work programme. Overall, this work has strengthened
the Association’s governance arrangements and provides an
enhanced platform for delivery of its strategic and operational
priorities.

The next Governance Review is scheduled for 2027.

Board Appointments

At the Board of Management meeting held on 29 May 2025, two
new members were formally appointed to the Board following the
completion of a robust, transparent and successful recruitment
process.

One of the new members was appointed as Chair of the Audit

and Risk Committee, and the other as Deputy Chair of the

Board, following the retirement of the previous Deputy Chair.

These appointments were made to ensure continuity of effective
leadership and to strengthen the Board’s oversight and governance
arrangements.

The appointments reflect a strong alignment with the organisation’s
strategic priorities and its evolving governance and assurance
needs. Both members bring substantial professional expertise

and a breadth of experience that will further enhance the Board’s
collective skills, insight and capability.

The Board is confident that the knowledge, independence and
perspectives contributed by the new appointees will support
effective challenge, informed decision-making and continued
strong governance and will play an important role in advancing the
organisation’s mission and long-term sustainability.

Members Afternoon Tea

Following the passing of the new Rules (based on the NHF Model
Rules 2015), the Association is no longer required to hold an
Annual General Meeting (AGM). To ensure there remains an annual
opportunity for members to engage with the organisation, the
Association introduced a Members’ Afternoon Tea as an annual
event where members can meet staff and tenants in an informal
setting and hear reflections on the year from the Senior Leadership
Team. On 27 October 2025, the Association hosted the Members’
Afternoon Tea at Westdene. It provided a valuable opportunity for
members to connect with one another and with tenants and staff,
and to hear directly from the Chief Executive Officer, Board Chair
and Tenant Panel as they shared achievements, reflected on the
past year and looked ahead to what’s next. The event also included
the presentation of the Gerald Ellis Award, presented in memory of
Gerald Ellis, a long serving Board Member and Honorary President,
as a means of recognising staff dedication and contribution.

Consumer Standards - Regulatory Requirements

During the year, the Association continued to assess its performance
against the Consumer Standards, implementing a structured action
plan to support ongoing compliance. We have maintained a focus
on identifying areas for improvement and have developed targeted
plans to address these, ensuring a proactive and responsive
approach to regulatory expectations.
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We will continue to work collaboratively with the Tenant’s Panel

to monitor performance and maintain the required standards,
reinforcing our commitment to continuous improvement and high-
quality service delivery. The Quality Assurance Committee will
continue to oversee actions and compliance, providing assurance to
the Board.

Social Tenant Access to Information
Requirements (STAIRs) Preparation

In anticipation of the phased introduction of the Social Tenant
Access to Information Requirements (STAIRs), we have begun
structured preparation to ensure we are ahead of the new duties
coming into force, from 1 October 2026 (publication scheme
requirements) and 1 April 2027 (responding to tenant information
requests). Our approach is centred on transparency, accessibility
and strong governance oversight: STAIRs readiness has been built
into our assurance planning, with compliance incorporated into

our organisational risk profile for Board and committee scrutiny.
Alongside this, we have started developing the practical foundations
needed for implementation, including a publication scheme checklist
and a planned tenant information hub to support clear, consistent
access to information. We will keep our arrangements under

review and refine our approach in line with emerging guidance,
learning, and sector-wide developments as STAIRs implementation
progresses.

Competence and Conduct Standard

The Competence and Conduct Standard commences in October
2026. The Association has a programme in place to implement

the required written competence policy, code of conduct, tenant
influence arrangements, and contractor assurance processes, and
to deliver the qualification requirements for in-scope senior staff
within the applicable transition period. As a provider with fewer than
1,000 homes, the transition period for compliance is four years from
commencement (to October 2030).

Risk Management

The Association’s refreshed Risk Management Framework,
introduced from 1 April 2024 and underpinned by a suite of Key
Performance Indicators (KPIs) and Key Risk Indicators (KRIs),
continued to provide the foundation for structured and effective risk
oversight throughout the 2025/26 reporting year. Risk management
remained embedded within governance arrangements, with risk

and performance reporting informing Board and committee scrutiny
through routine review of the KPI Dashboard, Risk Summary
reporting and the Principal Risk Register.

A key development during the year was a formal review of the

KPI framework to ensure it remains effective, proportionate and
aligned to assurance needs. This review marked twelve months
since the introduction of the refreshed KPI suite and included a
detailed, line by line assessment with the Senior Leadership Team,
with recommended amendments and target changes subsequently
presented to the Board for approval.
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As part of the framework, the Board keeps its risk appetite

under active consideration to ensure it remains aligned to the
organisation’s operating context and principal risks. During the year,
this was supported by a dedicated Board risk workshop (January
2026), which focused on re anchoring the organisation’s risk
appetite to reflect the current operating environment and emerging
pressures. In light of ongoing legislative and regulatory change,
and wider policy developments relevant to the sector, the Board will
continue to review its risk appetite on a regular basis to maintain
appropriate alignment with external expectations and organisational
priorities.

Risk drivers are assessed against established KRIs and KPIs across
defined areas of the organisation’s risk universe. This supports
timely identification of emerging risks and informs proportionate
mitigation planning and governance scrutiny.

The organisation’s Principal Risks remain categorised as follows.
The framework has remained stable and proportionate, with updates
focused on strengthening external alignment and assurance
maturity rather than structural redesign.

- PR1: Regulatory Non-Compliance

- PR2: Availability & Reliability of Personal Data

- PR3: Customer Service and Quality Disruption

- PR4: People, Culture & Execution Capability

- PR5: Health & Safety

- PR6: Security & Data

- PR7: Cumulative Government Policy

- PR8: Financial Shock

- PR9: Continuous Improvement

- PR10: Asset Management — risks related to the condition,
performance, and investment in physical assets

This structured approach ensures that risk remains embedded

within strategic decision making and operational delivery, supporting
the organisation’s resilience and long term sustainability.
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KEY CHALLENGES

Rent Compliance and Service Charge Review

In May 2024, the Association commissioned Campbell Tickell to
undertake a comprehensive review of rent compliance and service
charge practices. This review identified areas of non-compliance
with the standard, that required detailed assessment to establish its
scale, financial impact and any tenant refunds due.

Following this, Campbell Tickell was further engaged to support the
Association in accurately determining rent levels for the 2025/26
rent year and to assess any potential historic overcharges.

In response to the findings, the Association is working collaboratively
with the Regulator of Social Housing, Campbell Tickell, and Alwyns
LLP to address the identified issues. This includes ensuring that any
necessary tenant refunds are accurately calculated and processed,
including refunds to local authorities in respect of Housing Benefit
and to the Department for Work and Pensions for Universal Credit.

Given the complexity of the matter and the scope of the corrective
actions required, a detailed action plan was developed. The plan
set out the steps to ensure that all rents are correctly set and that all
relevant refunds are issued appropriately. Good progress is being
made against the plan, and the Association expects to conclude this
work by the end of 2026/27.

The Audit and Risk Committee and the Board continue to exercise
clear oversight, with regular assurance reporting in place to monitor
progress and compliance.

The Board has assessed and quantified the Association’s exposure
and considered the impact of the required corrective action within
its financial plans. It concluded that, while the breach was notable
and has required careful remediation, the implications are being
managed without compromising financial sustainability.

Fire Safety Compliance

Fire safety remained a key priority throughout the year across

both the Association’s core housing stock and the Caring for
Croydon (C4C) PFI portfolio. Annual Fire Risk Assessments
continued across both parts of the business to provide the basis for
compliance monitoring, alongside specialist surveys of fire doors,
compartmentation and other building elements to identify and
prioritise further fire safety works.

During 2025/26, the Association completed the full programme of
fire door and compartmentation works across all C4C care homes
and Fellows Court. This represented a significant achievement given
the scale and complexity of undertaking intrusive fire safety works
within large, occupied care settings supporting older people with
care needs. In addition, a ceiling was replaced at one of the care
homes following the identification of Celotex, where specialist fire
engineering advice confirmed that removal was required as part of
the fire safety remediation works.

The next stage of priority fire safety work within the PFI portfolio is
focused on loft spaces. Detailed surveys are underway by specialist
fire engineers to determine what improvements and remedial works
are required. This remains a key priority for both Caring for Croydon
and the Association during 2026/27.
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Across the Association’s core schemes, comprehensive fire safety
surveys were undertaken during the latter part of 2025/26 as

fire and building safety remains a high priority. Lindsey Court was
identified as the highest priority core scheme, and the fire door and
compartmentation works there were completed during the latter

part of the year. The outcomes of the wider surveys will now be
assessed and prioritised to inform a phased programme of fire safety
improvements across the remaining core schemes, which is likely to
be delivered over a two-year period.

The Board’s Working Group has continued to provide oversight
and assurance in relation to the Association’s ongoing obligations
under the PFI contract, including monitoring progress on fire safety
remedial works and associated financial risks. This oversight,
together with continued engagement with Croydon Council, C4C
and specialist fire safety advisors, supports the delivery of the
remaining programme and the maintenance of high standards of
resident safety and regulatory assurance.

The Association will continue to prioritise fire safety investment

and assurance across both the PFI and core parts of the business,
ensuring that works are informed by specialist advice, appropriately
prioritised, and delivered in a way that safeguards residents, staff
and the long-term integrity of the buildings.

OPERATIONAL OVERVIEW

Head Office Move

At the end of 2025, the Association relocated its head office

to Croydon Town Hall. Previously, staff were based across our
schemes, which provided opportunities for head office colleagues
to work alongside frontline teams and increased the visibility

of our services to tenants. The move to the new head office

has strengthened communication and collaboration between
departments. Colleagues also reported an increased sense of
collegiality, supported by more visible and accessible leadership
from the Senior Leadership Team. The shared workspace has also
supported a stronger, more connected organisational culture by
creating regular opportunities for colleagues to collaborate, share
learning and reinforce our values. The move to Croydon Town
Hall has also supported the Association’s commitment to working
collaboratively within the Croydon community, strengthening
relationships, enabling closer partnership working and creating
greater opportunities for joint working with local stakeholders.

Since the relocation, Board meetings, tenant panel meetings and
training sessions have been hosted at the Town Hall, with colleagues
travelling from across our sites to attend.

Staff

The Association places great emphasis on the valuable contribution
of its staff. The Board would like to formally express its sincere
gratitude and appreciation for their continued dedication and hard
work throughout the year.

One of the ways in which the Association recognises the
commitment of its employees is through the Employee Excellence
Awards programme. This initiative was established to acknowledge
staff members who consistently go above and beyond in the
course of their daily duties, whether by offering exceptional support
to tenants or colleagues, or by introducing innovative ideas that
enhance the lives of our tenants or improve working practices for
the wider team. Nominations can be made by anyone visiting, living
in, or working at any of our properties, as well as Croydon Council’s
Residential Care Homes and Day Centres.
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In 2025/26, we received 100 nominations, from which 8 staff
members were selected to receive an Employee Excellence Award.
Each recipient was presented with a certificate by the Association’s
Chief Executive Officer, Susan Faridi, along with a gift card in
recognition of their outstanding contribution. Winners’ photographs
were featured throughout the year in our Tenant Link magazine.

The overall winner of the Employee Excellence Awards receives the
prestigious Gerald Ellis Award. This honour is presented annually in
memory of Gerald Ellis, the Association’s late Honorary President,
who sadly passed away in July 2018. The award will be formally
presented at the Members’ Afternoon Tea in October 2026.

The Association’s First Apprenticeship

In the summer of 2024, the Association proudly welcomed its

first Housing Apprentice. Throughout 2025/26, the apprentice
collaborated closely with both the Senior Housing Officer

and the Head of Housing, Care and Support, thereby gaining
comprehensive, hands-on experience in various aspects of housing
operations. To further enhance organisational insight, the apprentice
also undertook a placement within the Asset and Facilities
Management Team, fostering a deeper understanding of the
Association’s broader services and functions. The apprenticeship
programme concluded successfully, with the apprentice being
awarded a distinction.

The Association is reviewing the potential to offer further
apprenticeship opportunities in the future to build on this work.

Staff Remuneration Review

In 2024, Ema Consultancy Ltd (ema) conducted an independent
review of market pay and benefits for all positions within the
Association. Based on the findings, the Board approved the
2025/2026 Pay Award, aligning salaries with the median for the
housing sector and incorporating a 2% cost of living increase.

The purpose of this review was to provide the Association with
robust, evidence-based information to support informed decisions
regarding pay structures and terms and conditions for all staff. This
adjustment became effective on 1 April 2025. Subsequently, in
February 2026, the Board approved a 3.5% increase to staff salaries
as an annual inflationary adjustment, effective from April 2026. This
increase reflects the Association’s continued commitment to valuing
its workforce, recognising cost-of-living pressures, and supporting
staff retention.

Leadership, People and Organisational Development

During 2025/26, the Association continued to strengthen and
develop its Senior Leadership Team to support the effective and
efficient operation of the organisation. Following a structural

review of the Asset and Facilities Management function, the
Association successfully recruited a new Head of Asset and
Facilities Management, further strengthening the Senior Leadership
Team and enhancing service delivery and strategic oversight. The
Senior Leadership Team is now well established, performing to a
high standard, and its strength is reflected in the organisation’s
achievements during the year.

Alongside this, the Association continued to refine its leadership
and management structure to ensure it remains well-resourced for
future resilience and growth. Following the successful outsourcing
of the finance function to Alwyns LLP in October 2023, further
organisational changes during the year helped strengthen internal
capacity and support more effective delivery across key services.
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There was significant recruitment activity during the year, resulting
in a strengthened People and Resources team structure. The
team now comprises the Head of People and Resources, two
Human Resources Officers, and a Central Services and Resources
Administrator, increasing organisational capacity and resilience. In
parallel, the Asset and Facilities Management function was further
strengthened through the appointment of an Asset and Facilities
Manager responsible for the Association’s core schemes, alongside
a Contract Manager for C4C. Together, these changes have
improved the support available to staff and tenants and enhanced
the Association’s capacity for delivery, oversight and continuous
improvement.

Alongside these structural developments, the Association
maintained a strong focus on the continued development

and support of staff, with priority given to improving internal
communications, employee engagement and wellbeing. The
Association also continued to embed equity, diversity, inclusion and
belonging (EDIB) across leadership, staff initiatives and governance
arrangements. Staff turnover improved during the year, reducing

to 17% from 27% in 2024/25, reflecting greater organisational
stability. Recruitment also improved, and a bank staffing system
was introduced to complement the substantive staff team, provide
greater consistency of cover, strengthen cost control and reduce
reliance on agency staff.

This focus on people and organisational development was
supported through regular informative staff newsletters, staff forums
and continued improvements to staff communications through

a more centralised system. Together, these arrangements have
supported better communication, greater staff engagement and a
clearer, more consistent flow of information across the organisation.
During the latter part of the year, the Association planned a new
staff survey for rollout across April and May 2026. A further priority
for 2026 will be the implementation of a People Strategy to support
the Association’s longer-term workforce, culture and organisational
development priorities.

Tenant Engagement and Satisfaction

The Association continues to prioritise tenant engagement and
satisfaction. In Quarter 3 of 2025/26, Acuity Research & Practice
was commissioned to conduct the Association’s Tenant Satisfaction
Measures (TSM) survey, using a census approach that included all
282 tenants.

Three additional questions were added, developed together with
the Tenant Panel in 2024. Alongside standard perception questions,
Acuity incorporated open-ended “sentiment” queries to gather
qualitative feedback about tenants’ experiences and motivations
behind their scores. Through its Resident Sentiment Index (RSI),
Acuity analysed responses to seven core open-ended questions,
applying sentiment analysis to identify major themes, satisfaction
drivers, and areas needing improvement. This provided a deeper
layer of insight beyond simple percentages.

Overall satisfaction with the Association’s service remains high at
88%. Tenants expressed the most satisfaction with communal areas
(94%), as well as high marks for living in a well-maintained home
(89%) and feeling safe at home (90%). Satisfaction with repairs was
also positive: among tenants who received repairs in the past year,
89% were satisfied with the repairs service, 84% with the time taken,
and 81% with repairs and maintenance overall.
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Despite these strong results, the survey revealed a slight decrease
in satisfaction compared to 2024/25, including in overall satisfaction
and the “listens and acts” measure. For areas that fell below the
internal 90% satisfaction goal, the Association created targeted
action plans informed by tenant input and service data.

Key service areas:

- Well Maintained Home: 89%

- Safe Home: 90%

- Communal Areas: 94%

- Repairs Satisfaction (Last 12 Months): 89%

- Keeping Tenants Informed: 83%

- Complaints Handling: 65%

- Listening and Acting on Tenant Views: 80%

Benchmarking indicates the Association compares well with other
small landlords (fewer than 1,000 properties), with all but one
measure above the group medians and eight measures in the top
quartile, including overall satisfaction.

The next TSM survey is scheduled for Quarter 3 of 2026/27 and will
concentrate exclusively on core TSM questions, along with a limited
selection of questions chosen by the Tenant Panel. This approach
is intended to minimise survey fatigue during alternate years while
maintaining ongoing monitoring and responsiveness.

Regular tenant meetings and Tenant Panel sessions will continue to
complement the survey activity, ensuring meaningful engagement,
transparency, and co-production in service development.

Tenant Panel

During 2025/26, The Voice of Eldon’s Tenants continued to mature
as a visible and influential tenant-led forum, with clear governance
links and an increasing focus on scrutiny and co-production. The
Panel agreed its priority areas for involvement and the ways in which
it wishes to work with the Association, ranging from being informed
and consulted through to scrutiny and shared responsibility,
providing a structured basis for purposeful engagement and
accountability.

The Panel currently comprises nine members and, through the

year, tenant engagement was further embedded through regular
bi-monthly meetings, strengthened cross-service participation
(including consistent input from Assets and Facilities colleagues),
and clear reporting lines into the Association’s assurance framework.

The Quality Assurance Committee maintained direct oversight,
receiving Tenant Panel updates as part of its core agenda and
supporting further capability-building activity to enable meaningful
tenant scrutiny. This included targeted training support facilitated
by an external consultant and a developing focus on the lettable
standard as an early scrutiny topic. Tenant representation within
formal governance also progressed, with the Tenant Panel Chair
and Vice Chair joining the Quality Assurance Committee to provide
direct tenant insight and assurance, supported by an agreed
approach to ongoing attendance across the year. The Panel

also supported the Association’s people and culture priorities

by assisting with staff recruitment activity, and by using the

Tenant Link Magazine as a regular channel to share updates and
tenant perspectives with fellow tenants and wider stakeholders,
strengthening transparency and two-way communication.
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The Board remained sighted on tenant priorities and feedback,
including matters escalated from the Quality Assurance Committee
and issues raised through the Tenant Panel, reinforcing the
Association’s commitment to transparent oversight, responsive
governance and a strong tenant voice within decision making.

Tenant Engagement and Wellbeing

During 2025/26, the Welfare and Support Officer delivered a total
of 1,234 targeted interventions in support of tenants, equating to

an average of approximately 24 interventions per week across the
year. The majority of support focused on helping tenants to stay
safe and sustain their tenancies, alongside significant activity to
support achieving economic wellbeing, including assistance with
accessing benefits, managing household bills, and maintaining rent
and service charge payments. Interventions were also recorded
across wider outcomes including being healthy, enjoying and
achieving, and making a positive contribution, reflecting the breadth
of person-centred support provided. The Officer also leads on
facilitating regular tenant meetings on each site and supports the
Head of Housing, Care and Support in facilitating the bi-monthly
cross-organisation Tenant Panel. In addition to this work, the Welfare
and Support Officer undertook 41 assessments for applications to
sheltered housing during the year, presenting recommendations to
the Lettings Panel for consideration and decision. The Officer shares
case studies with the Quality Assurance Committee on a quarterly
basis to further demonstrate the impact, persistence and advocacy
underpinning the Welfare and Support Officer role, particularly in
supporting vulnerable tenants and responding to complex individual
circumstances.

Following the recruitment of the Activities and Engagement Officer
in December 2024, the Association established a comprehensive
and tenant-led programme of activities across eight supported
housing sites throughout 2025/26. Using a co-creative approach,
tenants were actively involved in shaping and influencing the
activities delivered, resulting in a programme that embedded social
connection, wellbeing and community life into everyday supported
housing provision. Over the course of the year, a total of 380 activity
sessions were delivered between April 2025 and March 2026.
Activities encompassed a wide range of social, creative, physical
and wellbeing-focused opportunities, including one-to-one support
and friendly chats, board games, quizzes and discussion groups,
guided meditation and seated exercise sessions, creative writing,
poetry, painting and sculpting workshops, gardening projects,
sensory and memory-based activities, film afternoons, music and
karaoke sessions, and celebratory and commemorative events.
The programme also included community outings, inter-site

visits, tenant feedback consultations, and partnership working

with external organisations, supporting inclusion, participation

and meaningful engagement. Together, these initiatives reflect a
sustained commitment to accessibility, community cohesion and
tenant involvement, ensuring residents feel valued, connected and
empowered to shape their shared living experience.

The Association continues to host its annual Summer Party, which
provides an established opportunity for tenants and staff from
across schemes to come together each year. The event supports
social interaction and relationship-building between tenants, staff
and local stakeholders, contributing to a connected and inclusive
community across the organisation.
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The tenant magazine, Link Magazine, continued to be published

on a quarterly basis throughout the year. The magazine provides
updates on activity taking place across schemes, alongside key
tenant information and a range of informative and engaging articles
and stories, supporting effective communication and helping to
strengthen a shared sense of community.

Complaints Handling

Following the implementation of the Association’s refreshed
Complaints Policy and Procedure, we have maintained a clear focus
on ensuring complaints are welcomed, appropriately recognised
and consistently recorded. Complaint-handling training materials
have been developed, and annual complaint-handling training

is now in place to reinforce expectations and support consistent
practice across the organisation. In addition, we continue to
strengthen staff understanding of complaint recognition and routing,
so that expressions of dissatisfaction are handled in line with
established timescales and standards.

Oversight of complaint handling is embedded through established
governance and assurance arrangements. Complaints are a
standing agenda item for the Senior Leadership Team and the
Quality Assurance Committee, supported by quarterly reporting,
with the Board receiving annual oversight of complaint performance.
In line with the Housing Ombudsman’s Complaint Handling Code
requirements, the Association’s Member Responsible for Complaints
(MRC), provides assurance that the Association continues to meet its
obligations under the Housing Ombudsman’s expectations.

In accordance with the Housing Ombudsman’s Complaint

Handling Code, the Association submitted its annual submission

in September 2025. The Housing Ombudsman’s Duty to Monitor
team subsequently confirmed it was satisfied that all required
documents had been provided and published, noting positively

the early submission and commending the concise format

and quarterly breakdown of complaints data within the annual
complaints’ performance and service improvement report. The Duty
to Monitor team also highlighted the Association’s publication of
both performance and service improvement plans, alongside an
evaluation of the effectiveness of previous improvement plans, as an
example of transparent and accountable reporting.

The latest Tenant Satisfaction Measures (TSMs) results show
satisfaction with complaints handling decreased from 100% in
2024/25 to 65% in 2025/26, although it remains above the level
reported in 2023/24. While this outcome is below the Association’s
desired threshold, benchmarking remains encouraging: Acuity
Research & Practice’s median satisfaction for complaint handling
(for landlords with fewer than 1,000 homes) is 39.9%, with the
Association performing above this benchmark. This result has been
captured within the Association’s TSMs Action Tracker, and during
2026/27 we will reinforce staff understanding of when a tenant

is making a complaint, so concerns are promptly recognised and
managed in accordance with our policy and procedure, improving
the consistency of the tenant experience.

The Association remains committed to a fair, tenant-focused and
resolution-led approach to complaint handling. We will continue to
promote transparency and accountability through our published
reporting, robust governance oversight, and ongoing learning and
improvement activity.
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Customer Services Charter

We are pleased to confirm that the Association has maintained its
commitment to Customer Service Excellence and has successfully
retained the nationally recognised Customer Service Excellence
Award. This quality mark is designed to acknowledge organisations
that are genuinely customer-focused on all aspects of their work,
while also encouraging continuous improvement in customer-
centred service delivery.

Certification to the Customer Service Excellence Standard involves
a rigorous assessment process, which includes a comprehensive
review of documentation demonstrating compliance with each
element of the Standard.

A full reassessment of our certification was undertaken in March
and April 2026 by the Centre for Customer Excellence. As part of
the process, the Assessor reviewed key documents produced over
the previous 12 months, visited several of our schemes to observe
service delivery, and conducted a series of interviews with both staff
and tenants.

The final assessment report highlighted a number of key strengths
across the organisation. In particular, the Assessor recognised that
the tenant voice is a central tenet of the Association’s strategy,
with clear and sustained efforts made to encourage meaningful
tenant participation. The Voice of Eldon Tenants, through the Tenant
Panel, provides representation from across the Association’s sites
and offers valuable insight, support and constructive challenge

to the Senior Leadership Team. The Assessor also noted that

the Association was recognised as a community that is home

to people from a wide range of backgrounds and with diverse
needs, supported by a workforce that reflects this diversity and
demonstrates a genuine commitment to treating everyone with
dignity and respect.

We remain fully committed to upholding these standards and are
confident in our ability to retain the award in the future. Our next
formal assessment is scheduled for April 2027.

New Assured Tenancy Agreement

The Association has refreshed its Assured Tenancy Agreement
following a formal review, with the intention of strengthening

clarity for tenants and ensuring the document remains robust and
fair. The Board of Management formally approved the refreshed
agreement in March 2026, with the approval specifically linked to
implementation for all new tenancies commencing from 1 April 2026.

Cost of Living Support

The Association remains committed to supporting tenants during
challenging times, prioritising their well-being, and providing
essential resources. We operate a Support and Welfare Fund that
tenants can access during periods of difficulty. Our dedicated

staff collaborate closely with external community groups and
organisations to offer comprehensive support and make appropriate
referrals as needed. Moreover, the Association has a dedicated
Welfare and Support Officer whose role is to assist tenants in
maximising their income and accessing available funds, ensuring
they receive the support necessary for their stability and welfare.
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Voids (2025/2026)

40 flats were let during the year ending 31 March 2026, up by 14%
from the previous year, with there being 42 new voids during the
year and 52 voids in total with those carried over from 2024/25.
There was a significant increase in void loss (for rent and all charges)
from £147,409 to £252,866. There were 3 voids that were not able
to be let accounting for 73 weeks of income loss (there were no
unlettable flats during 2024/25). These flats were unable to be

let due to differing reasons including being held for decant due

to damp/mould works and the son of a tenant who has refused to
move out following his mother’s move to a nursing home. There
continues to be challenges with obtaining sufficient referrals from
the London Borough of Croydon for the three Croydon extra care
sites, with the voids on these sites accounting for 74% of the income
loss. The Head of Housing, Care and Support continues to work
closely with colleagues at the London Borough of Croydon. The
council is currently implementing an extra care brokerage service

to ensure the referrals for care from the social worker teams are
appropriately referred through to Eldon Housing’s extra care
schemes. The council has confirmed a strategic need for the extra
care units and is determined to resolve the referral issues.

Tenant Arrears Management (2025/26)

Tenant arrears have been proactively and effectively managed
throughout 2025/26, with a strong focus on early intervention to
minimise outstanding balances and address issues promptly as they
arose. This approach has helped maintain arrears at a manageable
level and supported tenants in sustaining their tenancies.

Internal Audit Summary 2025/26

In line with the Association’s Audit Strategy 2023-2026, TIAA, a
specialist business assurance provider, conducted three internal
audits during the 2025/26 financial year to assess the effectiveness
of the Association’s internal control environment. These audits were
designed to evaluate whether internal systems and procedures are
operating effectively to support the achievement of the Association’s
objectives.

The completed audits and their outcomes are as follows:

1. Income and Arrears Management - Substantial Assurance
(3 Action Points)

2. Maintenance Reactive / Planned - Reasonable Assurance
(3 Action Points)

3. Landlords Health and Safety Compliance (Property Compliance) -
Reasonable Assurance (9 Action Points)

Each audit provided an assessment of the adequacy and
effectiveness of controls in mitigating key risks. The resulting reports
were shared with the Board and the Audit and Risk Committee. All
identified action points are logged in an audit action tracker, which is
regularly reviewed and updated.

The Board has approved a one-year Audit Programme
for 2026/27, which will comprise the following audits:
- Repairs - Compliance with Awaab’s Law

- Anti-Social Behaviour

- Fraud Maturity Assessments

www.eldonhousing.org
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Policy and Procedure Framework

During 2025/26, the Association continued to strengthen its
governance arrangements by implementing a comprehensive
Policy and Procedure Framework. This work enabled us to
systematically identify the existing policy suite, highlight gaps, and
establish a structured approach to prioritising review activity, with

a clear focus on ensuring key policies remain aligned to relevant
regulatory expectations, including the Consumer Standards and
CQC Quality Statements. To maintain pace and capacity, an
interim Policies and Procedures Project Manager was appointed to
coordinate the programme and support consistent progress across
the organisation. During the year, the Project Manager worked
closely with the Housing team to review and update tenancy and
housing-related policies, and the Association continued to refine its
prioritisation plan and oversight arrangements to support ongoing
improvement, transparency and assurance in this area of work

Care (CQC Regulated Services)

Extra Care

The Association operates four extra care schemes. In-house care
services are provided at two locations: Westdene and Lindsey Court.
During 2025/26, the care teams at both schemes continued to make
significant progress in improving service delivery, quality assurance,
and compliance with regulatory standards.

Following an unannounced Care Quality Commission (CQC)
inspection in 2023, which resulted in an overall rating of Requires
Improvement, the Association implemented a comprehensive
improvement plan. This included a programme of internal audits,
mock inspections and targeted training to address the findings and
strengthen continuous improvement.

Two internal CQC-style audits have been completed since the 2023
inspection, most recently earlier this year. Both audits indicated a
Good overall outcome across the key domains. Audit activity and
service reviews are now embedded in routine operational practice
to provide ongoing assurance, monitor standards and identify
further improvement actions.

The Association remains committed to delivering safe, high-quality
care and meeting applicable regulatory requirements. Staff across
the extra care schemes have completed training and continuing
professional development to support consistent practice, strengthen
governance and maintain inspection readiness.

Looking ahead, our ambition is not only to maintain compliance
but also to continue achieving a rating of Good and work towards
attaining Outstanding ratings in future CQC inspections.

Asset & Facilities Management — Core Schemes

During 2025/26, the Asset and Facilities Management Team
continued to demonstrate strong performance across key service
areas. The Help Desk responded to 1,973 repair reports, achieving
a 99% response rate and exceeding the target of 97%. In addition,
640 work orders were raised to support planned works and
equipment-related activity. Maintenance and upgrade programmes
included repairs to 24 void properties and the replacement of three
kitchens. In response to tenant feedback, the team strengthened
communication around repairs and increased its presence at
tenant meetings and during on-site working, supporting improved
engagement and visibility. During the latter part of the year, the
Association also completed a new full stock condition survey across
its core stock, with the detailed analysis scheduled for completion
during May 2026.
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This work will provide an updated evidence base to inform the
Association’s planned maintenance programme and expenditure
requirements over the short, medium and long term, from one year
through to thirty years, helping to ensure that homes continue to be
maintained to an appropriate standard.

This operational performance is supported by a broader strategic
focus on long-term asset stewardship, regulatory compliance and
investment planning across the Association’s core housing stock.

The Association is committed to maintaining homes that meet or
exceed the Decent Homes Standard while responding to changing
regulatory requirements, including Awaab’s Law and district and
communal heating expectations. Tenant involvement remains an
important part of this approach, ensuring that improvements reflect
residents’ needs, and the Association has continued to engage with
tenants through workshops to enhance scrutiny and listen to their
priorities. Carbon reduction also remains a key consideration, with
a target for all properties to achieve an EPC rating of ‘C’ or higher.
At the same time, given the level of investment required and the
continued priority being given to fire safety works, the Association
must also maintain a clear focus on the ongoing maintenance

of homes and the delivery of safe, decent and sustainable living
environments across its stock.

The Association’s asset strategy focuses on delivering safe,
sustainable and high-quality homes, while maintaining financial
resilience and ensuring that investment decisions are informed by
stock condition intelligence, compliance requirements and resident
priorities.

Within this framework, the Board-approved approach provides a
clear basis for investment, compliance and resident engagement,
with key objectives including:

- Defining an “Eldon Standard” for minimum property conditions
- Developing a costed plan and asset/investment strategy
- Implementing robust health and safety and sustainability plans

In 2026/27, priorities will continue to include building and fire safety,
alongside the assessment of the full stock condition survey findings
to shape future planned maintenance investment. This will support
the development of a more informed and prioritised programme of
works across the Association’s homes over the short, medium and
longer term.

Through this integrated approach, the Association will continue to
strengthen its asset management arrangements and ensure that its
homes remain safe, well maintained and fit for the future.

www.eldonhousing.org
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CARING FOR CROYDON - C4C (PFI)

Facilities Management

The Association has been the Facilities Management provider for
the London Borough of Croydon - Caring 4 Croydon since 2008,
delivering high-quality services through locally employed staff and
contractors.

The Association continued to deliver a comprehensive and high-
performing Facilities Management (FM) service on behalf of Croydon
Council, covering three large Care facilities and the associated Day
Centre. The service has maintained strong operational standards
throughout the year, underpinned by robust compliance, responsive
helpdesk support, consistent service user satisfaction, and effective
collaboration across stakeholders.

Helpdesk operations remained a core part of service delivery,

with 1,350 calls logged over the year, averaging 113 per month.
Impressively, 98% of all calls were rectified within the required
timeframe. The helpdesk team maintained clear communications
and accountability across a wide range of service areas. Planned
improvements for 2026/27 include strengthening staffing resilience
and improving the helpdesk’s reporting capability.

The majority of planned lifecycle works were deferred to the
2026/27 financial year to enable the wider fire safety programme
and associated priority works to take precedence across the
portfolio during 2025/26. In addition, certain lifecycle assets,
including the baths, are currently on hold pending a local authority
review into the potential improved use of specific rooms within the
sites. Despite these constraints, several key projects have been
successfully delivered during the period, including the replacement
of TRVs across all sites, the installation of new beds at Heavers,
and the provision of new dining room and bedroom furniture at
Addington.

Planned Preventative Maintenance (PPM) compliance remained
exemplary, with 100% of statutory PPMs completed across all
relevant systems, including LOLER, fire alarms, emergency lighting,
lifts, gas safety, and water hygiene.

Cyclical furniture replacement was completed at Addington Heights,
with all sites scheduled for replacements in the next financial year.

Reactive maintenance has continued to be managed efficiently,
with the majority of callouts relating to Electrical Installations (20%),
primarily involving LED upgrades and lightbulb replacements; FF&E
(18%), focused on repairing or replacing faulty assets; Windows

& Doors (17%), largely addressing door closures; and Water
Installations (12%), mainly involving the repair of leaks across sites.
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Catering services provided over 178,000 meals during the year,
averaging nearly 15,000 per month. Satisfaction levels remained
high, with December 2025’s tenant survey rating the service as
“Good”. Catering also played a central role in hosting over two
dozen events throughout the year, celebrating cultural diversity,
well-being initiatives, and community cohesion.

Cleaning and waste services continued to perform to a high
standard.

Laundry services remained well-used and reliable, with an estimated
60-70 tenants using facilities each week.

Health and Safety performance remained strong, with no RIDDOR
incidents reported. One minor incident was logged and resolved
with appropriate follow-up. Statutory health and safety compliance
was maintained at 100%, and all required emergency evacuation
drills were completed.

Looking ahead to 2026/27, the Facilities Management Team will
prioritise the delivery of deferred lifecycle projects, including
handrail replacements, macerator and Panamatic replacements,
and extensive redecoration works across all sites. With the
commencement of a new year and the full team in place, we remain
fully committed to maintaining high standards and continuing to
drive the contract forward in a positive and structured way.

Financial Performance

The Association operational and financial results for the year

drop from previous year due to ongoing fire safety works at C4C,
continuing inflationary pressures, increased costs, and recruitment
challenges.

The turnover had increased by 20% to £11.05m, and we achieved
a surplus of £0.19m. Following our transitional changes, increase
spending in our operations, our operating efficiency decreased
to 10% from 17%. This was mainly due to the works on C4C (PFI)
contract.

We remain financially strong with £13.4m of capital and reserves.
Our financial leverages (non-current liability as a percentage of total
assets that excludes current liabilities) is at 72% (65% in 2025) and
had £4.5m cash at year end.

Overall, 2025/26 was another challenging year. The Association
rigorously pursued value-for-money for both the organisation and
customers, strengthened the leadership team and financial strength.
These have strongly positioned us for delivering the strategic
objectives.
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During the year the Senior Management Team (SLT), overseen by
the Board of Management who have the responsibility for setting
the vision and mission of the association, have proactively striven to
maintain the association’s Value for Money (VFM) strategy ensuring
the maintenance of quality and high standards in our homes in a
business efficient manner.

During the year the Association used a range of data to measure
our Value for Money status complied with the Regulator of Social
Housing standard and providing comparison to the Acuity and
Value for Money Metrics & Reporting -Global Accounts 2025
published in March 2026. The result is presented below.

The Association continues to demonstrate strong operational and
financial resilience in 2025-26, a year of review of operations,
fire safety works — surveys and risk assessments and recruitment
challenges.

ANNUAL REPORT & ACCOUNTS | YEAR ENDED 315" MARCH 2026

The journey of strengthening the SLT presented had also incurred
additional costs for hiring interim senior managers. Despite

these challenges, the Association managed to achieve operating
efficiency (9.78%). The Association remains financially very strong
as evidenced by the gearing ratio (44.82%) and cash balance (over
£4.5m).

Going forward, building on the strong financial position and
ongoing plans to carry out further fire safety works and continue to
improve the Association’s internal controls, the strengthened SLT
will continue to focus on delivery of its strategic objectives.

2025/26 2024/25 2023/24 Acuity VM
Global
Accounts
Restated (March
BUSINESS HEALTH Result Result Result Scorecard 2025)
B. Operating Margin (overall) % 9.78% 16.45% 26.48% 15.37% 231%
A. Operating Margin (social housing lettings only) % 10.14% 12.16% 1773% 1817% 257%
EBITDA MRl interest Cover % 54.17% 172.44% 218.57% 201.70% 101.4%
DEVELOPMENT - CAPACITY AND SUPPLY
A. New supply delivered (Social housing units) % 0% 0% 0% 0% 1.8%
B. New supply delivered Non-social housing units) % 0% 0% 0% 0% 0%
Gearing % 44.82% 39.71% 42.92% 30.25% 50.3%
Gearing % (excluding PFI contract) 31.35% 20.40% 20.30% - -
OUTCOMES DELIVERED
Reinvestment % 416% 0.26% 0.84% 31% 5.9%
EFFECTIVE ASSET MANAGEMENT
Return on Capital Employed % 2.80% 3.86% 5.93% 3.00% 3.2%
OPERATING EFFICIENCIES
Headline Social Housing Cost Per Unit ** £20,881 £15,846 £14,500 £6,491 £5,865
Housing Cost per Unit (excluding personal services) £8,930 £5,682 £5,096 - -
** Cost per unit is high compared to our peer bodies due to the specialist nature of support provided to residents at our housing schemes.
A separate measure of performance excluding personal services has therefore been added below.
14
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STATEMENT ON THE ASSOCIATION’S
SYSTEM OF INTERNAL CONTROL

Control is exercised through the application of policies and
procedures, board reporting, and ongoing review of the Principal
Risk Register, KRIs, KPIs and reporting. Three internal audits were
performed in the year. The Association appointed TIAA, as their
internal auditor to provide independent assurance that its risk
management, governance, and internal control processes are
operating effectively. A risk management framework has been
developed to introduce ‘three lines of defence’ against core
functions.

The Audit & Risk Committee provides scrutiny and challenge to
provide the Board with assurance.

The Board recognises that no system of internal control can

provide absolute assurance against material misstatement or loss
or eliminate all risk of failure to achieve business objectives. The
system of internal control is designed to manage key risks and to
provide reasonable assurance that planned business objectives and
outcomes are achieved. It also exists to give reasonable assurance
about the preparation and reliability of financial and operational
information and the safeguarding of the Association’s assets and
interests.

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

Identification and evaluation of key risks

Management responsibility has been clearly defined for the
identification, evaluation, and control of significant risks. There is a
formal and on-going process of management review in each of the
Association’s activities. The SLT regularly considers and receives
reports on significant risks facing the Association and the Chief
Executive is responsible for reporting to the Board any significant
changes effecting key risks.

Environment and control procedures

The Board retains responsibility for a defined range of issues
covering strategic, operational, financial and compliance issues
including treasury strategy and new investment projects. Policies
and procedures cover issues such as delegated authority,
segregation of duties, accounting, treasury management, health
and safety, data and asset protection and fraud prevention and
detection.

Information and financial reporting systems

Financial reporting procedures include detailed budgets for the
year ahead, detailed management accounts produced quarterly and
forecasts for the remainder of the financial year and for subsequent
years. These are reviewed in detail by the Senior Management
Team, the Audit and Risk Committee and are considered and
approved by the Board.

The Board also regularly reviews key performance indicators
to assess progress towards the achievement of key business
objectives, targets, and outcomes.
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Monitoring and corrective action

A process of regular management monitoring on control issues
provides assurance to senior management and to the Board. This
includes a rigorous procedure for ensuring that corrective action is
taken in relation to any significant control issues, particularly those
that may have a material impact on the financial statements and
delivery of our services.

The internal control framework and the risk management process
are subject to regular review by the Senior Management Team who
report to committees and the Board. The Board considers internal
control and risk at each of its meetings during the year.

The system of internal control is under constant review to ensure

its effectiveness and has taken account of any changes needed to
maintain the effectiveness of risk management and control process.
In addition, through its procedure review, controls were checked,
and changes made which will be monitored during the coming year.

The Board confirms that there is an on-going process for identifying,
and managing significant risks faced by the Association. This
process has been in place throughout the year under review, up to
the date of the annual report and accounts and is regularly reviewed
by the Board.

Going concern

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

to be used in preparing the financial statements. The Board has
considered the impact of inflationary pressure, interest rate hike,
cost of living crisis, and recruitment challenges on the short- and
long-term health of the association and is content that the measures
taken by the association, together with a robust business plan
provides assurance that the going concern basis is appropriate in
preparing the financial statements.
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STATEMENT OF THE BOARD’S RESPONSIBILITIES
IN RESPECT OF THE ACCOUNTS

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

The law requires the Board of Management to prepare financial
statements for each financial year. Under that law the Board of
Management has elected to prepare the Association’s financial
statements in accordance with applicable law and United Kingdom
Accounting Standards (United Kingdom Generally Accepted
Accounting Practice) including FRS 102 “The Financial Reporting
Standard applicable in the UK and Republic of Ireland”. The Board of
Management must not approve the financial statements unless they
are satisfied that they give a true and fair view of the state of affairs
of the Association and of the surplus or deficit for that period.

In preparing these financial statements, the Board of Management
are required to:

- select suitable accounting policies and then apply them
consistently.

- make judgements and accounting estimates that are reasonable
and prudent; and

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

The Board of Management is responsible for keeping adequate
accounting records that are sufficient to show and explain the
Association’s transactions and disclose with reasonable accuracy
at any time the financial position of the Association and enable
them to ensure that the financial statements comply with the Co-
operative and Community Benefit Societies Act 2014, the Housing
and Regeneration Act 2008, the Accounting Direction for private
registered providers of social housing 2022 and the Statement of
Recommended Practice: Accounting by registered social housing
providers (SORP 2018). They are also responsible for safeguarding
the assets of the Association and hence for taking reasonable steps
for the prevention and detection of fraud and other irregularities.
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They are also responsible for safeguarding the assets of the
Association and hence for taking reasonable steps for the
prevention and detection of fraud and other irregularities.

PROVISION OF INFORMATION
TO AUDITORS

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

BY ORDER OF THE BOARD

=

By order of the Board

M Chinn - Chair
Date: September 2026
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INDEPENDENT AUDITOR’S REPORT TO THE
MEMBERS OF ELDON HOUSING ASSOCIATION

Opinion

We have audited the financial statements of Eldon Housing
Association Limited for the year ended 31st March 2026 which
comprise the Statement of Comprehensive Income, the Statement
of Changes in Capital and Reserves, the Statement of Financial
Position, the Statement of Cash Flows and Notes to the financial
statements, including a summary of significant accounting policies.
The financial reporting framework that has been applied in their
preparation is applicable law and United Kingdom Accounting
Standards, including Financial Reporting Standard 102 ‘The Financial
Reporting Standard applicable in the UK and Republic of Ireland’
(United Kingdom Generally Accepted Accounting Practice).

In our opinion, the financial statements:

- give a true and fair view of the state of the Association’s affairs as
of 31st March 2026 and of its incoming resources and application
of resources for the year then ended.

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

- have been prepared in accordance with the requirements of the
Co-operative and Community Benefit Societies Act 2014 and
Regeneration Act 2008 and The Accounting Direction for Private
Registered Providers of Social Housing 2022.

Basis for opinion

We conducted our audit in accordance with International Standards
on Auditing (UK) (ISAs (UK)) and applicable law. Our responsibilities
under those standards are further described in the Auditor’s
responsibilities for the audit of the financial statements section of
our report. We are independent of the Association in accordance
with the ethical requirements that are relevant to our audit of the
financial statements in the UK, including the FRC'’s Ethical Standard,
and we have fulfilled our other ethical responsibilities in accordance
with these requirements. We believe that the audit evidence we
have obtained is sufficient and appropriate to provide a basis for our
opinion.

Conclusions relating to going concern.

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

Based on the work we have performed, we have not identified
any material uncertainties relating to events or conditions that,
individually or collectively, may cast significant doubt on the
Association’s ability to continue as a going concern for a period
of at least twelve months from when the financial statements are
authorised for issue.

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

The other information comprises the information included in the
annual report, other than the financial statements and our auditor’s
report thereon. The Board is responsible for the other information.

Our opinion on the financial statements does not cover the
other information and we do not express any form of assurance
conclusion thereon.

In connection with our audit of the financial statements, our
responsibility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent
with the financial statements, or our knowledge obtained in the audit
or otherwise appears to be materially misstated. If we identify such
material inconsistencies or apparent material misstatements, we

are required to determine whether there is a material misstatement
in the financial statements or a material misstatement of the other
information. If, based on the work we have performed, we conclude
that there is a material misstatement of this other information, we are
required to report that fact. We have nothing to report in this regard.

Matters on which we are required
to report by exception.

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

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

- the association has not kept proper accounting records; or

- the financial statements are not in agreement with the books of
account; or

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

Responsibilities of the Board

As explained more fully in the Statement of Board’s responsibilities
set out on page 16, the board are responsible for the preparation of
the financial statements and for being satisfied that they give a true
and fair view, and for such internal control as the board determine is
necessary to enable the preparation of financial statements that are
free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the board are responsible for
assessing the company’s ability to continue as a going concern,
disclosing, as applicable, matters related to going concern and
using the going concern basis of accounting unless the board either
intend to liquidate the Association or to cease operations, or have
no realistic alternative but to do so.
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS

OF ELDON HOUSING ASSOCIATION

Auditor’s responsibilities for the audit
of the financial statements

We have been appointed as auditor under section 83 of the Co-
operative and Community Benefit Societies Act 2014 and report in
accordance with the Act and relevant regulations made or having
effect thereunder.

Our objectives are to obtain reasonable assurance about whether
the financial statements as a whole are free from material
misstatement, whether due to fraud or error, and to issue an
auditor’s report that includes our opinion. Reasonable assurance

is a high level of assurance but is not a guarantee that an audit
conducted in accordance with ISAs (UK) will always detect a material
misstatement when it exists. Misstatements can arise from fraud or
error and are considered material if, individually or in the aggregate,
they could reasonably be expected to influence the economic
decisions of users taken on the basis of these financial statements.

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:

- We obtained an understanding of the legal and regulatory
frameworks that are applicable to the Association and determined
that the most significant are the Financial Reporting Standard
102 ‘The Financial Reporting Standard applicable in the UK
and Republic of Ireland’ (United Kingdom Generally Accepted
Accounting Practice), the Co-operative and Communities Benefit
Societies Act 2014, the Housing and Regeneration Act 2008, and

the regulatory standards issued by the Regulator of Social Housing.

We understood how the Association is complying with those
frameworks via communication with those charged with
governance, together with the review of the Association’s
documented policies and procedures.

We assessed the susceptibility of the Association’s financial
statements to material misstatement, including how fraud might
occur by considering the key risks impacting the financial
statements. These included risks associated with revenue
recognition, application of accounting estimates, and management
override of controls, which were discussed and agreed by the
audit team.

- Our approach included agreeing the Association’s recognition
of income to the terms of tenancy agreements, reviewing the
assumptions used and controls applied in the calculation of
accounting estimates, the review of journal entries processed in
the accounting records and the investigation of significant and
unusual transactions identified from our review of the accounting
records.

Based on this understanding we designed our audit procedures

to identify non-compliance with such laws and regulations. Our
procedures involved review of the reporting to the board members
with respect to the application of the documented policies and
procedures and review of the financial statements to ensure
compliance with the reporting requirements of the Association.

www.eldonhousing.org

There are inherent limitations in the audit procedures described
above 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 would become aware of it.
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
or intentional misrepresentations, or through collusion.

A further description of our responsibilities for the audit of the
financial statements is located on the Financial Reporting Council’s
website at: https://www.frc.org.uk/auditorsresponsibilities. This
description forms part of our auditor’s report.

Use of our report

This report is made solely to the Association’s members, in
accordance with section 87 of the Co-operative and Community
Benefit Societies Act 2014. Our audit work has been undertaken, so
that we might state to the Association’s members those matters we
are required to state to them in an auditor’s report and for no other
purpose. To the fullest extent permitted by law, we do not accept or
assume responsibility to anyone other than the Association and the
Association’s members, for our audit work, for this report or for the
opinions we have formed.

KNOX CROPPER LLP
Chartered Accountants
Statutory Auditors 2026
65 Leadenhall Street
London EC3A 2AD
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STATEMENT OF COMPREHENSIVE INCOME

FOR THE YEAR ENDED 31 MARCH 2026

Turnover

Operating costs

Gain on disposal of other fixed assets
Operating Surplus

Interest receivable

Interest payable and finance costs
Surplus/(deficit) for the year

Other comprehensive income

Actuarial gain/(loss) on pension schemes

Total comprehensive income for the year

All amounts relate to continuing activities.

The financial statements on pages 23 to 52 were approved by the Board of Management

on 2026 were signed on its behalf by:

Board Member: A

Secretary: ..\ O/‘( ‘-(‘J‘” ..........................
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Notes

17

2026 2025
(Restated)
£ £
11,047,347 9,174,928
(9,967,190) (7,665,617)
1,080,157 1,509,311
111,556 167,797
(1,000,397) (1187,890)
191,316 489,218
19,000 6,514
210,316 495,732
L/
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ELDON HOUSING ASSOCIATION

STATEMENT OF FINANCIAL POSITION

AS AT 31 MARCH 2026

Tangible Fixed Assets
Housing Properties

Other Fixed Assets
Investments

Current Assets

Debtors

PFI Contract Debtor due After More Than One Year
Cash at Bank and In Hand

Creditors: Amounts Falling Due Within One Year
Net Current Assets

Total Assets less Current Liabilities

Creditors: Amounts Due After More Than One Year
Provision for Liabilities and Charges

Pension Liabilities

Total Assets Less Liabilities

Capital and Reserves

Called-up Share Capital

Restricted Reserve

Revenue Reserve

ANNUAL REPORT & ACCOUNTS | YEAR ENDED 315" MARCH 2026

The financial statements on pages 23 to 52 were approved by the Board of Management

on 2026 were signed on its behalf by:

=

Board Member: o e

Secretary: .vecemri M ‘AA ..........................
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Notes 2026 2025
Restated
£ 2
9 27,491,449 26,851,142
10 331,262 321,361
27,822,711 27172,503
n 173,276 173,276
27,995,987 27,345,779
12 2,331,870 780,102
12 5,658,014 6,069,714
4,536,970 6,746,937
12,526,854 13,596,753
13 (1,987,024) (1,832,595)
10,539,830 11,764,158
38,535,817 39,109,937
14 (24,576,051 (25,258,487)
17 (522,000) (624,000)
13,437,766 13,227,450
18 83 83
9,583 9,583
13,428,100 13,217,784
13,437,766 13,227,450
Board Member: ( ................ )\ ................
g
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STATEMENT OF CHANGES IN CAPITAL AND RESERVES
FOR THE YEAR ENDED 31 MARCH 2026

Total
Share  Restricted Revenue capital and
Capital reserve reserves reserves
£ £ £ £
On 1 April 2024 83 9,583 12,722,052 12,731,718
Total comprehensive income for the year - - 495,732 495,732
Issue of share capital
Cancellation of shares
On 31 March 2025 83 9,583 13,217,784 13,227,450
On 1 April 2025 83 9,583 13,217,784 13,227,450
Total comprehensive income for the year - - 210,316 210,316
Issue of share capital
Cancellation of shares
On 31 March 2026 83 9,583 13,428,100 13,437,766
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ELDON HOUSING ASSOCIATION

STATEMENT OF CASH FLOWS
FOR THE YEAR ENDED 31 MARCH 2026

Net cash generated from operating activities
Cash flow from investing activities
Interest received

Proceeds from sale of tangible fixed assets
Purchase of tangible fixed assets

Purchase of housing properties and components

Net cash (used in) / from investing activities

Cash flow from financing activities

Repayment of borrowings

Loan arrangement fees paid

Share issue

Share cancellation

Interest paid

Net cash used in financing activities

Net increase / (decrease) in cash and cash equivalents
Cash and cash equivalents at beginning of year

Cash and cash equivalents at end of year

www.eldonhousing.org
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Notes

2026 2025

(Restated)

£ £

557,599 2,286,878

111,556 167,797

(199,827) (181,334)

(1143,277) (70,967)

(1,231,548) (84,504)

(560,819) (569,796)

- (28,282)

(975,199) (1131,423)

(1,536,018) (1,729,501)

(2,209,967) 472,873

6,746,937 6,274,064

4,536,970 6,746,937
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NOTES TO THE CASH FLOW STATEMENT
FOR THE YEAR ENDED 31 MARCH 2026

ANNUAL REPORT & ACCOUNTS | YEAR ENDED 315" MARCH 2026

A: Reconciliation of surplus for the year to cash generated by operations 2026 2025
£ £
Surplus for the year 191,316 489,218
Depreciation charge on tangible fixed assets 68,354 46,256
Depreciation charge on housing properties 455,676 458,311
Accelerated depreciation charge on housing properties 47294 15,468
Write off tangible fixed assets 121,572 -
Amortisation of grant (77,832) (77,832)
Interest receivable (111,556) (167,797)
Interest Payable 1,000,397 1,187,890
(Increase)/decrease in debtors (1,140,069) 292,876
Increase/(decrease) in creditors 101,621 160,666
(Gain) on disposal of fixed assets - -
Payments to pension schemes (99,174) (118,178)
Net cash inflow from operating activities 557599 2,286,878
B: Cash and cash equivalents 2026 2025
£ £
Cash at bank and in hand 4,536,970 6,746,937
Other
non-cash
C: Analysis of Changes in Net Debt At 01/04/2025 Cash Flows changes At 31/03/2026
£ £ £ £
Cash 6,746,937 (2,209,967) - 4,536,970
Loans falling due within one year (518,735) 560,319 (613,784) (571,700)
(L)?]Z”;ef;”i”g due after more than (16,891,565) : 604,604 (16,286,961)
(10,663,363) (1,649148) (9180) (12,321,691)
23
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NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2025

1. PRINCIPAL ACCOUNTING POLICIES

General information

The Association is incorporated under the Co-operative and
Community Benefit Societies Act 2014 and is a private registered
provider of social housing, registered with the Regulator of Social
Housing under the Housing and Regeneration Act 2008.

A description of the nature of the Association’s operations and its
principal activity is disclosed in the Board Report on page 2.

The Association’s registered office is stated on page 1.

Basis of accounting

These accounts of the Association are prepared in accordance with
FRS 102, the Financial Reporting Standard applicable in the United
Kingdom and Republic of Ireland and the Housing SORP 2018
“Statement of Recommended Practice for registered social housing
providers 2018” (“the SORP”) and comply with the Accounting
Direction for Private Registered Providers of Social Housing 2022.

In accordance with FRS 102 (3.3A), the Association is a public benefit
entity that has applied the “PBE” prefixed paragraphs.

The accounts have been prepared under the historical cost
convention.

The financial statements are presented in Sterling (£).

Going concern

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

to be used in preparing the financial statements. The Board has
considered the impact of inflationary pressure, interest rate hike
and recruitment challenges on the short and long-term health

of the association and is content that the measures taken by

the association, together with a robust business plan provides
assurance that the going concern basis is appropriate in preparing
the financial statements.

Turnover

Turnover represents rental income and service charges receivable,
fees and grants from local and central government authorities, and

other income. Turnover is recognised when the significant risks and
rewards are considered to have been transferred.

Rental income and service charges receivable are recognised on
the basis of the amount receivable for the year.

Other income is recognised based upon the value of goods or
services supplied during the period.

Revenue grants are recognised within income in the same period as
the related expenditure, provided that the conditions for its receipt
have been satisfied and there is reasonable assurance that the grant
will be received.

www.eldonhousing.org

Property Managed by Agents

Where the Association carries the financial risk on property
managed by agents, all income and expenditure arising from the
property is included in the Statement of Comprehensive Income.

Where the agency carries the financial risk, the Statement of
Comprehensive Income includes only that income and expenditure
which relates solely to the Association.

Employee benefits
Pensions

The Association contributes to a defined benefit multi-employer
pension scheme, the Social Housing Pension Scheme (SHPS),

a funded multi-employer defined benefit scheme. The assets of
the scheme are held separately from those of the Association, in
separate trustee administered funds. The scheme trustee identifies
the share of underlying assets and liabilities belonging to individual
participating employers and therefore the Association accounts for
the scheme as a defined benefit plan.

Pension scheme assets are measured at fair value and liabilities
are measured on an actuarial basis using the projected unit credit
method and discounted at a rate equivalent to the current rate of
return on a high-quality corporate bond of equivalent term and
currency to the liabilities. The actuarial valuations are obtained at
least triennially and are updated at each balance sheet date. The
amounts charged to operating surplus are the current service costs
and gains and losses on settlements and curtailments together with
any change in the net defined benefit liability arising from employee
service. They are included as part of staff costs. Net interest on

the defined benefit liability is shown as a cost in the statement of
comprehensive income. The remeasurement of the defined benefit
liability is included within other comprehensive income.

The Association also operates a defined contribution pension
scheme. The assets of the scheme are held separately from
those of the Association, in separate trustee administered funds.
Contributions payable to the scheme are included as part of staff
costs in the period to which they relate.

Employee termination benefits

Where the Association has committed to pay employee termination
benefits before the year end, those benefits are accrued in the
current year.

Operating leases

Rental costs under operating leases are charged to the Statement
of Comprehensive Income on a straight-line basis over the term of
the lease, even if the payments are not made on such a basis.
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NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2025

Value Added Tax

The Association is registered for value added tax (VAT) and charges
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 Association and not recoverable from
HM Revenue and Customs. All amounts disclosed in the financial
statements are exclusive of VAT where applicable. The balance of
VAT payable or recoverable at the year-end is included as a current
liability or asset.

Housing Properties

Housing properties are properties held for the provision of social
housing or to otherwise provide social benefit.

Freehold and long leasehold housing properties are stated at
cost less depreciation and impairment. The cost of land is not
depreciated.

The cost of housing properties is the initial purchase price, together
with those costs that are directly attributable to acquisition and
construction, interest charges incurred during the development
period.

Properties in the course of construction are stated at cost and
transferred to completed housing properties when completed.

Interest charges on loans financing development are capitalised
up to the date of completion of the scheme and only when
development activity is in progress.

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

Where an asset comprises components with materially different
useful economic lives, those assets are separately identified and
depreciated over those individual lives.

Subsequent expenditure which relates to either the replacement

of previously capitalised components or the enhancement of such
components which results in incremental future benefit is capitalised
and the carrying amount of any replaced component or part
component is derecognised.

Depreciation is provided on a straight-line basis over the periods
shown below:

- Structure — 125 years

- Heating Systems — 15 years
« Kitchen — 20 years

« Lifts — 20 years

» Roofs — 100 years

- Electrics — 40 years

- Bathrooms — 30 years
» Windows — 30 years

The useful lives of all tangible fixed assets are reviewed annually.
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Other Fixed Assets

Other fixed assets are stated at cost, less depreciation and
impairment. Depreciation is charged on a straight-line basis over
the expected useful lives of the assets at the following annual rates:

- Computer Equipment 25%
- Motor Vehicles 25%
« Fixtures and Fittings 10% - 20%

Leasehold is depreciated over the life of the lease.

Service concession arrangements
(Private Finance Initiative Contract)

The Association and its consortium partners (Caring 4 Croydon)
entered into a Private Finance Initiative (PFI) contract with Croydon
Council in December 2006.

There are four schemes of which three are resource centres
providing residential and nursing care for the elderly. Each resource
centre has day care facilities. The fourth scheme is an Extra Care
Sheltered Accommodation for the elderly with an adjoining day
centre.

The three resource centres together with their day care facilities are
owned by C4C Ltd and excluded from these accounts.

The Association provided development finance to C4C Ltd for

the construction of the Extra Care Sheltered Accommodation and
related day centre. The loan to C4C Ltd is recognised within debtors,
apportioned between more than and less than one year. The loan

is not interest bearing and is reduced by the portion of the Unitary
payment deemed to relate to loan finance each year.

The Association has a 125-year lease of the Extra Care facility and
its day centre, and the cost of this leasehold interest is included in
fixed assets. The day centre is leased back to the London Borough
of Croydon over 30 years.

The Association manages the Extra Care facility and its day centre
and provides facilities management to the other three resource
centres. Income arising from these activities is based upon the
Financial Model agreed with the consortium partners. This income is
described in these accounts as PFl contract income and accounted
for in accordance with the stated turnover policy.

Financial Instruments

Financial assets and financial liabilities are recognised when the
Association becomes a party to the contractual provisions of the
instrument.

Financial assets and liabilities comprise investments, trade and other
debtors, cash and cash equivalents, trade and other payables and
loans.
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NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2026

Financial assets and liabilities

Financial assets and financial liabilities are recognised when the
Association becomes party to the contractual provisions of the
financial instrument.

All financial assets and financial liabilities are initially measured

at transaction price (including transaction costs), except for those
financial assets classified as at fair value through the Statement of
Comprehensive Income, which are initially measured at fair value
(normally the transaction price less transaction costs), unless the
arrangement constitutes a financial transaction. If an arrangement
constitutes a financial transaction, the financial asset or financial
liability is measured at the present value of future payments
discounted at a market rate of interest for a similar debt instrument.

Financial assets and liabilities are only offset in the Statement

of Financial Position when, and only when, there exists a legally
enforceable right to set off the recognised amounts and the
Association intends either to settle on a net basis, or to realise the
asset and settle the liability simultaneously.

Debt instruments which meet the conditions of Section 11.9 of
FRS 102 are subsequently measured at amortised cost using the
effective interest method.

The effective interest method is a method of calculating the
amortised cost of a debt instrument and of allocating interest
income over the relevant period. The effective interest rate is the
rate that exactly discounts estimated future cash receipts (including
all fees and points paid or received that form an integral part of
the effective interest rate, transaction costs and other premiums

or discounts) through the expected life of the debt instrument, or,
where appropriate, a shorter period, to the net carrying amount on
initial recognition.

Debt instruments that are classified as payable or receivable within
one year on initial recognition and which meet the above conditions
are measured at the undiscounted amount of the cash or other
consideration expected to be paid or received, net of impairment.

Financial assets are only derecognised when and only when:

« the contractual rights to the cash flows from the financial asset
expire or are settled,

« the Association transfers to another party substantially all the risk
and rewards of ownership of the financial asset, or,

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

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

The Association does not use standalone derivative financial
instruments to reduce exposure to interest rate movements.

Investments

Investments in non-convertible preference shares and non-puttable
ordinary or preference shares (where shares are publicly traded,

or their fair value is reliably measurable) are measured at fair value
through profit or loss. Where fair value cannot be measured reliably,
investments are measured at cost less impairment.
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Cash and cash equivalents

Cash and Cash Equivalents comprise cash in hand and at bank and
short-term deposits. Cash equivalents are highly liquid investments
that are readily convertible to known amounts of cash without
significant risk of change in value.

Fair value measurement

The best evidence of fair value is a quoted price for an identical
asset in an active market. When quoted prices are unavailable,
the price of a recent transaction for an identical asset provides
evidence of fair value as long as there has not been a significant
change in economic circumstances or a significant lapse of time
since the transaction took place. If the market is not active and
recent transactions of an identical asset on their own are not a
good estimate of fair value, the fair value is estimated by using a
valuation technique.

Impairment

Assets, other than those measured at fair value, are assessed for
indicators of impairment at each reporting date. If there is objective
evidence of impairment, an impairment loss is recognised in the
Statement of Comprehensive Income as described below.

Non-financial assets
Non-financial assets comprise tangible fixed assets.

The Association’s tangible fixed assets are assessed for impairment
at each reporting date. Where indicators are identified, then an
assessment is undertaken to compare the carrying amount of assets
or cash-generating units for which impairment is indicated to their
recoverable amounts. If there is objective evidence of impairment,
an impairment loss is recognised immediately in the Statement of
Comprehensive Income.

A cash generating unit is the smallest identifiable group or assets
that generates cash inflows that are largely independent of the cash
inflows from other assets or groups of assets.

An asset is impaired where there is objective evidence that, as a
result of one or more events that occurred after initial recognition,
the estimated recoverable value of the asset has been reduced.

The recoverable amount of an asset is the higher of its fair value less
costs to sell and its value in use.

Value in use represents the present value of the future cash flows
expected to be derived from an asset or cash-generating unit,
appropriately adjusted to account for any restrictions on their use.
The assessment of value in use may involve considerations of the
service potential of the assets or cash-generating units, provided
the property concerned is being used for social housing and is

in demand. Value in use for assets held for their service potential
represents the depreciated replacement cost, being the most
economic cost required to replace the service potential of the
asset. Depreciated replacement cost is the lower of the cost of
constructing or acquiring a replacement asset to provide the same
level of service potential. The cost of acquiring a replacement asset
could be either through purchasing an equivalent property on the
open market or purchasing an equivalent property from another
registered provider, providing there is considered to be an active
market.
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Where indicators exist for a decrease in impairment loss previously
recognised, the prior impairment loss is tested to determine
reversal. An impairment loss is reversed on an individual impaired
asset to the extent that the revised recoverable value does not lead
to a revised carrying amount higher than the carrying value had no
impairment been recognised.

Financial assets

Financial assets comprise trade and other debtors and cash and
cash equivalents.

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

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

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

Grants

Government grant

Government grants include grants receivable from Homes England,
local authorities, and other government organisations. Government
grants received for housing properties are recognised in income
over the useful life of the housing property structure (excluding land),
on a pro rata basis under the accrual model of accounting.

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

Where a component is replaced the amount of any unamortised
government grant associated with this component is taken to
income.

Government grant is repayable indefinitely unless formally abated
or waived. On the occurrence of certain relevant events, primarily
following the sale of property, the Government Grant repayable

or to be recycled will be restricted to the net proceeds of sale
where appropriate. In recognition of this, external lenders seek
the subordination of the Home and Communities Agency’s right to
recover Government Grant to their own loans.
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Government grant received in respect of revenue expenditure

is recognised within income in the same period as the related
expenditure, provided that the conditions for its receipt have been
satisfied and there is reasonable assurance that the grant will be
received using the performance model of grant accounting.

Social Housing Grant (SHG) can be recycled by the Association
under certain conditions, if a property is sold, or if another relevant
event takes place. In these cases, the SHG can be used for projects
approved by the Homes and Communities Agency and is credited
to a Recycled Capital Grant Fund and included in the Statement

of Financial Position as a creditor due within one year or due after
more than one year as appropriate. SHG may have to be repaid if
certain conditions are not met.

Other grants

Grants received from non-government sources are recognised using
the performance model. A grant which does not impose a specific
future performance condition is recognised as revenue when the
grant proceeds are receivable. A grant that imposes a specific future
performance related conditions on the Association, is recognised
only when these conditions are met. A grant received before the
revenue recognition criteria are satisfied is shown as a liability in the
Statement of Financial Position.

Provisions

Provisions are recognised when the Association has a present
obligation (legal or constructive) as a result of a past event, it is
probable that a transfer of economic benefits will be required to
settle the obligation, and a reliable estimate can be made of the
amount of the obligation.

Reserves

The Association restricts those reserves which have been set aside
for uses which prevent them, in the judgement of the Board, from
being regarded as part of the free reserves of the Association.
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2. KEY SOURCES OF ESTIMATION
UNCERTAINTY AND JUDGEMENTS

The preparation of Financial Statement requires the use of
estimates and assumptions that affect the amounts reported for
assets and liabilities as at the balance sheet date and the amounts
reported for income and expenses for the year. Although these
estimates and associated assumptions are based on historical
experience and the management’s best knowledge of current
events and actions, the actual results may ultimately differ from
those estimates. The estimates and underlying assumptions are
reviewed on an on-going basis.

Critical judgements in applying the Associations
accounting policies.

The following are the critical judgements, apart from those involving
estimations (which are dealt with separately below), that the Board
has made in the process of applying the Association’s accounting
policies and that have the most significant effect on the amounts
recognised in the financial statements.

Financial instruments classification

The classification of financial instruments as “basic” or “other”
requires judgement as to whether all applicable conditions as basic
are met. This includes consideration of the form of the instrument
and its return.

Identification of cash generating units
for impairment testing

For impairment purposes, as explained in the accounting policies,
housing properties are grouped into schemes which reflects how
the properties are managed.

Recoverable amounts are based on either future cash flows or, for
assets held for their service potential, depreciated replacement
cost. The assessment of whether an asset is held for its service
potential is a matter of judgement and in making that judgement

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

Recoverable amount for assets held for their service potential is
assessed as the depreciated replacement cost which is the lower

of (a) the cost of purchasing an equivalent property on the open
market; and (b) the land cost plus the rebuilding cost of the structure
and components. The Association has no history of acquiring or
selling properties from or to other registered providers and the
Board considers that there is no active market.

Identtification of housing property components

The Association accounts for its expenditure on housing properties
using component accounting. Under component accounting, the
housing property is divided into those major components which
are considered to have substantially different useful economic
lives. Judgement is used in allocating property costs between
components (land, structure, kitchens, bathrooms etc) and in
determining the useful economic lives of each component.
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Housing property depreciation is calculated on a component by
component basis. The identification of such components is a matter
of judgement and may have a material impact on the depreciation
charge. The components selected are those which reflect how the
major repairs to the property are managed.

Key sources of estimation uncertainty

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

Useful lives of depreciable assets

Management reviews its estimate of the useful lives of depreciable
assets at each reporting date based on the expected utility of the
assets. Uncertainties in these estimates relate to ‘technological
obsolescence’ with regard to IT equipment/software and any
changes to decent homes standard requiring frequent replacement
of components. The accumulated depreciation on 31 March 2025
was £5,619k.

Impairments of social housing properties held for their
service potential

The cost of purchasing an equivalent property on the open market
is estimated based on the sale prices for similar properties in or near
the same location.

The rebuilding cost of structures and components is based on the
current build costs, based on either current building contracts or
market data (being primarily construction indices) applied to the
relevant building size and type.

Amortisation of government grants

Government grants received for housing properties are recognised
in income over the useful life (as identified for the depreciation
charge) of the housing property structure (excluding land), on a pro
rata basis under the accrual model.

Bad debt provision

The rent arrears balance recorded in the Association’s Statement
of Financial Position comprises a relatively large number of small
balances. A full line by line review of trade debtors is carried out at
the end of each month. Whilst every attempt is made to ensure that
the bad debt provisions are as accurate as possible, there remains
a risk that the provisions do not match the level of debts which
ultimately prove to be uncollectible.

Multi-employer pension obligations

The discount rate used for the multi-employer pension scheme is
determined by reference to market yields at the reporting date on
high quality bonds.

A provision for £522k is recorded in the Statement of Financial
Position on 31 March 2026 in respect of pension schemes in deficit.
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3. TURNOVER, OPERATING COSTS AND OPERATING SURPLUS

Social Housing lettings (note 4)
Disposal of fixed assets

Other social housing activities:
Charges for support services
Cleaning and laundry charges
Sub-Total

Memo only:
Non-social housing activities

PFI Contract
Other

Sub total
Total

Social Housing lettings (note 4)
Disposal of fixed assets

Other social housing activities:
Charges for support services
Cleaning and laundry charges
Sub-Total

Memo only:
Non-social housing activities

PFI Contract
Other

Sub total
Total
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Operating Operating

Turnover costs Other surplus
£ £ £ £
5,084,153 (4,568,664) - 515,489
771,647 (713,240) - 58,407
20,311 - - 20,311
5,876,111 (5,281,904) - 594,207
5,169,659 (4,685,286) - 484,373
1,577 - - 1,577
5,171,236 (4,685,286) - 485,950
11,047,347 (9,967,190) - 1,080,157

Operating Operating
Turnover costs Other surplus
£ £ £ £
4,957,242 (4,351,546) - 605,696
753,292 (553,509) - 199,783
24,878 - - 24,878
5,735,412 (4,905,055) - 830,357
3,437,203 (2,760,562) - 676,641
2,313 - - 2,313
3,439,516 (2,760,562) - 678,954
8,742,978 (7,665,617) - 1,509,311
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4. INCOME AND EXPENDITURE FROM SOCIAL HOUSING LETTINGS

INCOME

Rents

Service charge income
Supplements income
Amortised government grant
Government grants

Turnover from social housing lettings

EXPENDITURE

Management

Service charge costs

Supplements costs

Routine Maintenance

Cyclical & planned maintenance
Bad debts

Depreciation of Housing Properties
Accelerated depreciation charge

Operating costs on social housing
lettings

Operating surplus / (deficit) on social
housing lettings

Void losses
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General Supported Total Total
housing housing 2026 2025
£ £ £ £

157142 2,062,240 2,219,382 2,070,809
48,874 1,832,892 1,881,766 1,854,031

- 905,173 905,173 954,570

3,564 74,268 77,832 77,832
209,580 4,874,573 5,084,153 4,957,242
(52,229) (1,006,604) (1,058,833) (1145,073)
(47,473) (1,837,910) (1,885,383) (1,665,999)

- (783,406) (783,406) (656,965)
(14,685) (219,385) (234,070) (303,744)
- (91,119) (91,119) (88,293)

- (12,883) (12,883) (17,693)
(34,367) (421,309) (455,676) (458,31)
(1,680) (45,614) (47,294) (15,468)
(150,434) (4,418,230) (4,568,664) (4,351,546)
59,146 456,343 515,489 605,696

- (252,866) (252,866) (147,409)
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5. DIRECTORS’ EMOLUMENTS

For the purpose of this note Directors are defined as the Chief Executive and Senior Management Team.

2026 2025

£ £

The aggregate emoluments paid to Directors including pension contributions 375,522 411,243
The emoluments paid to the highest paid Director of the Association 142.900 113,341

excluding pension contributions

The Chief Executive is an ordinary member of the Association’s defined contribution pension scheme.
No enhanced or special terms apply. There are no additional pension arrangements.

PAYMENTS TO NON-EXECUTIVE DIRECTORS

2026 2025

Remuneration Expenses Total Total

£ £ £ £

Board Chair 6,622 1,204 7,326 5,000
Board Deputy Chair 5,519 - 5,519 3,500
Audit & Risk Chair 4,562 - 4,562 3,223
Committee Members 23,656 - 23,656 16,846
40,359 1,204 41,563 28,569

The total payment to Board and Committee members is reviewed annually, taking external independent advice where
appropriate and represents in 2025/26 less than 0.3% of turnover. Remuneration is based on sector benchmarking data
for comparable sized associations.
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NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2026

6. EMPLOYEE INFORMATION

2026 2025
No No
The average weekly number of persons employed during the year 33 81
(full time equivalents) was:
FTE staff by department:
Catering 27 29
Care & support 18 18
Domestics 24 21
Premises 6
Administration 13
88 81
Staff costs for the above persons
Wages and salaries 3,186,308 2,657,806
Social Security costs 364,403 224,842
Defined benefit pension costs 2,000 4,000
Other pension costs 96,828 7240
Redundancy costs - -
3,649,539 2,958,788
7. INTEREST PAYABLE
2026 2025
£ £
Interest payable on Housing loans 975,199 1,131,423
SHPS — Interest Cost 16,018 19,005
Amortisation of arrangement fees 9,180 37,462
1,000,397 1,187,890

Interest and financing costs of £Nil (2025: £Nil) have been capitalised
at an average interest rate during the year of Nil% (2025: Nil%).
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8. SURPLUS FOR THE YEAR
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2026 2025
£ £
Is stated after charging:
Depreciation (including accelerated depreciation of £47,294 (2025: £15,468) 571,324 520,035
Auditors’ remuneration (excluding VAT):
in respect of audit services 14,990 11,950
in respect of other services = -
Operating lease charges - plant & machinery - -
Operating lease charges — land and buildings - -
9. HOUSING PROPERTIES
Housing Total Housing
properties Properties
Cost
As of 1st April 2025 31,076,075 31,076,075
Additions - -
Works to existing properties 1,143,277 1,143,277
Disposals (107,844) (107,844)
As of 31st March 2026 32,111,508 32,111,508
Depreciation
As of 1st April 2025 4,224,933 4,224,933
Charge for year 455,676 455,676
Disposals (60,550) (60,550)
As of 31st March 2026 4,620,059 4,620,059
Net Book Value
As of 1st April 2025 26,851,142 26,851,142
As of 31st March 2026 27,491,449 27,491,499
The Net Book Value of leasehold land and buildings included within
housing properties is £1,962,832 (2025: £1,299,580).
33

www.eldonhousing.org


http://www.eldonhousing.org

ELDON HOUSING ASSOCIATION

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2026

10. OTHER FIXED ASSETS

Cost
As of 1st April 2025
Additions

Transfer to Income and expenditure

Disposals
As of 31st March 2026

Depreciation

As of 1st April 2025
Charge for year
Disposals

As of 31st March 2026

Net Book Value
As of 31st March 2025
As of 31st March 2026

11. INVESTMENTS

Loan Note Instrument 7.26%
Shareholding in C4C Holdings Ltd
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Leasehold Furniture & Vehicles Total
office equipment at and office other fixed
improvements schemes equipment assets
£ £ £ £
121,572 963,372 167,310 1,252,254
- 182,325 17,502 199,827
(121,572) - = (121,572)
- 1,145,697 184,812 1,330,509
- 775,967 154,926 930,893
- 59152 9,202 68,354
- 835,119 164,128 999,247
121,572 187,405 12,384 321,361
- 310,578 20,684 331,262
2026 2025
£ £
170,776 170,776
2,500 2,500
173,276 173,276
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12. DEBTORS

Amounts falling due within one year:
Rent arrears

Less: provision for bad debts

Prepayments & Accrued Income
PFI Contract Debtor
Other Debtors

Amounts falling due after one year:

PFI Contract Debtor

13. CREDITORS amounts falling due within one year

Pre-paid rent

Trade creditors

Other taxation and social security payable
Accrued expenses

Other creditors

Deferred income — government grants
Retentions

Pension liability

Loans falling due within one year

14. CREDITORS amounts falling due after more than one year

Loans
Deferred income - government grants

Pension liability
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2026 2025
£ £
315,250 258,642
(12,960) (8,701)
302,290 249,941
1,266,798 115,269
411,700 369,424
351,082 45,468
2,331,870 780,102
5,658,014 6,069,714
7,989,884 6,849,816
2026 2025
(Restated)
£ £
77,980 61,792
327,614 480,599
242139 139,695
293,032 71,351
392,650 478,358
77,829 77,829
3,748 3,748
332 488
571,700 518,735
1,987,024 1,832,595
2026 2025
£ £
16,286,961 16,891,565
8,289,090 8,366,922
24,576,051 25,258,487
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15. CREDITORS analysis of loans repayable

Due within one year

More than 1year less than 2 years
More than 2 years less than 5 years
More than 5 years

Total due in more than one year
Total loans

Breakdown of Loans Types:

Private Finance Initiative

Bank

Less Finance costs
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2026 2025
£ £

571,700 518,735
615,017 571,700
1,988,765 1,949,710
13,683,179 14,370,155
16,286,961 16,891,565
16,858,661 17,410,300
7,669,076 8,038,504
9,272,181 9,463,572
(82,596) (91776)
16,858,661 17,410,300

Housing loans are secured on the Association’s housing properties and are repayable in instalments at various rates
of interest between 1.85% plus the relevant SONIA floating rate, and fixed rates between 5.33% and 5.43%. The loan

maturity dates range from January 2037 to December 2049.

16. GOVERNMENT GRANT

Received
On 1 April 2025

On 31 March 2026
Amortisation

On 1 April 2025
Amortisation

On 31 March 2026
Carrying amount

On at 31 March 2026
On at 31 March 2025

All of the Government grant listed above is Social Housing Grant - a grant given to Registered Social Landlords

by the Government to help fund new buildings for social housing.

www.eldonhousing.org

Completed Under
schemes construction Total
£ £ £
9,728,396 - 9,728,396
9,728,396 - 9,728,396
1,283,645 - 1,283,645
77832 - 77,832
1,361,477 - 1,361,477
8,366,919 - 8,366,919
8,444,751 - 8,444,751
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17. PENSION OBLIGATIONS

Social Housing Pension Scheme

The Association participates in the scheme, a multi-
employer scheme which provides benefits to some 500
non-associated employers. The scheme is a defined
benefit scheme in the UK. The scheme trustee is able
to identify the share of scheme assets and liabilities
belonging to individual participating employers and

as such the Association accounts for the scheme as a
defined benefit plan.

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

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

www.eldonhousing.org

A full actuarial valuation for the scheme was carried

out with an effective date of 30 September 2023. This
actuarial valuation was issued in August 2024 and
showed assets of £2,570m, liabilities of £3,263m and a
deficit of £693m. To eliminate this funding shortfall, the
trustees and the participating employers have agreed
that additional contributions will be paid, in combination
from all employers to the scheme as follows:

Deficit contributions

From 1 April 2025 to 31
March 2028:

£149.0m per annum
payable monthly and
increasing by 2.0% each
year on 1st April)

Note that the scheme’s previous valuation was carried
out with an effective date of 30 September 2020; this
valuation was issued in October 2021 and showed assets
of £5,148m, liabilities of £6,708m and a deficit of £1,560m.
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17 PENSION OBLIGATIONS (CONTINUED)

Present values of defined benefit obligation, fair value of assets and defined 2026 2025
benefit assets (liability) £°000 £°000
Fair value of plan assets 1,926 1,850
Present value of defined benefit obligation (2156) (2182)
Defined benefit asset (liability) to be recognised (230) (332)

Reconciliation of opening and closing balances
of the defined benefit obligation

Defined benefit obligation at start of period (2182) (2,322)
Current service cost (2) (4)
Expenses (7) (6)
Interest expense (122) (111)
Contributions by plan participants (6) (11
Actuarial losses/(gains) due to scheme experience 22 (113)
Actuarial losses/(gains) due to changes in demographic assumptions (21 -
Actuarial losses/(gains) due to changes in financial assumptions 23 244
Benefits paid and expenses 139 141
Defined benefit obligation at end of period (2156) (2,182)
Reconciliation of opening and closing balances

of the fair value of plan assets

Fair value of plan assets at start of period 1,850 1,884
Interest income 106 92
Experience on plan assets (excluding amounts included in interest income) — (5) (124)
gain/(loss)

Contributions by the employer 108 128
Contributions by plan participants 6 il
Benefits paid and expenses (139) (141)
Fair value of plan assets at end of period 1,926 1,850

The actual return on the plan assets (including any changes in share of assets) over the period ended 31 March 2026
was £101,000 (2025: 32,000).
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17 PENSION OBLIGATIONS (CONTINUED)

Defined benefit costs recognised in surplus for the year

Current service cost
Expenses
Net interest expenses

Defined benefit costs recognised in statement of comprehensive income (SoCl)

Defined benefit costs recognised in other comprehensive income

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

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

Effects of changes in the demographic assumptions underlying the
present value of the defined benefit obligation — gain (loss)

Effects of changes in the financial assumptions underlying the present
value of the defined benefit obligation — gain (loss)

Total amount recognised in other comprehensive income — gain (loss)

www.eldonhousing.org

2026 2025
£°000 £°000
2 4

7 6

16 19

25 29
2026 2025
£°000 £°000
(5) (124)

22 (113)
(21) =
23 244

19 7
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17 PENSION OBLIGATIONS (CONTINUED)

Assets 2026 2025
£000 £°000
Global Equity 214 207

Absolute Return - -
Distressed Opportunities = -
Credit Relative Value - _

Alternative Risk Premia = S

Liquid Alternatives 343 343
Emerging Markets Debt - -
Risk Sharing - -
Insurance-Linked Securities 3 6
Property 94 93
Infrastructure - -
Private Equity 4 2
Real Assets 181 221

Private Debt - ;
Opportunistic llliquid Credit - _

Private Credit 233 226
Credit 77 71
Investment Grade Credit 13 57
High Yield - -
Cash - 25
Corporate Bond Fund - -
Long Lease Property - 1
Secured Income 58 31

Opportunistic llliquid Credit - -

Liability Driven Investment 587 560
Currency Hedging - 3
Net Current Assets 19 4
Total assets 1,926 1,850

None of the fair values of the assets shown above include any direct investments in the employer’s own financial
instruments or any property occupied by, or other assets used by, the employer.
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17 PENSION OBLIGATIONS (CONTINUED)

Key assumptions

Discount Rate
Inflation (RPI)
Inflation (CPI)
Salary Growth

Allowance for commutation of pension for cash at retirement

ANNUAL REPORT & ACCOUNTS | YEAR ENDED 315" MARCH 2026

2026 2025

% per annum % per annum
6.02% 577%

3.33% 31%

3.02% 2.78%

4.02% 3.78%

75% of maximum 75% of maximum
allowance allowance

The mortality assumptions adopted on 31 March 2025 imply the following life expectancies at age 65:

Male retiring in 2025
Female retiring in 2025
Male retiring in 2045
Female retiring in 2045

The Growth Plan

The Association participates in the scheme, a multi-
employer defined benefit scheme which provides
benefits to some 521 non-associated employers. It is
not possible for the Association to obtain sufficient
information to enable it to account for the scheme as a
defined benefit scheme. Therefore, it accounts for the
scheme as a defined contribution scheme.

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

The scheme is classified as a ‘last man standing
arrangement’. Therefore, the Association is potentially
liable for other participating employers’ obligations if
those employers are unable to meet their share of the
scheme deficit following withdrawal from the scheme.
Participating employers are legally required to meet their
share of the scheme deficit on an annuity purchase basis
on withdrawal from the scheme.
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2026 2025
Years Years
209 20.5
23.2 23.0
22.2 217
24.6 245

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

Deficit contributions

From 1 April 2025 to
31 March 2028:

£2.m per annum payable
monthly.

Note that the scheme’s previous valuation was carried
out with an effective date of 30 September 2020. This
valuation showed assets of £800.3m, liabilities of £831.9m
and a deficit of £31.6m.

41


http://www.eldonhousing.org

ELDON HOUSING ASSOCIATION

NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 MARCH 2026

17 PENSION OBLIGATIONS (CONTINUED)

Reconciliation of opening and closing provision

Provision at start of period

Unwinding of the discount factor (interest expense)

Deficit contribution paid

Remeasurements - impact of any change in assumptions
Remeasurements — amendments to the contribution schedule

Provision at end of period

Assumptions
Discount Rate
Other Pension Provisions

The amounts recognised in the balance sheet are as follows:
Provision at start of year

Provision at end of year

18. CALLED UP SHARE CAPITAL

Allotted, issued and fully paid shares of £1 each
At start of the year

Issued during the year

Cancelled during year

At end of the year

The shares do not have a right to any dividend or distribution in a winding-up and are not redeemable.

Each share has full voting rights.
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2026 2025

£ £

488 173

18 5

(174) (176)

- 3

- 483

332 488

2026 2025

% per annum % per annum

4.92% 4.84%

2026 2025

£000 £°000

292 292

292 292

2026 2025

£ £

83 83

83 83
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19. UNITS AND SERVICES IN MANAGEMENT AND DEVELOPMENT 2026 2025

Units under management at end of year:

Housing Accommodation 17 17

Supported Housing 266 266
283 283

Services under management at the end of year

150 150
Facilities Management for C4C contract

C4C units and services: Fellows Court extra care sheltered scheme is included in supported housing. Heavers,
Addington Heights, and Langley Oaks resource centres are included in facilities management.

Accommodation managed by Agents 2026 2025

Association owns property managed by other bodies

Number of units of accommodation / /

20. CAPITAL COMMITMENTS 2026 2025
£ £

Capital expenditure that has been approved and contracted for and has

. . ) . - 1,553,758

not been provided for in the financial statements

Capital expenditure that has been approved but not contracted

for and has not been provided for in the financial statements

The above commitments will be financed primarily through existing cashflows.

21. OPERATING LEASES 2026 2025

£ £

The future minimum payments under non-cancellable
operating leases are as follows:

within one year - -

within one to five years - -

22. CONTINGENT LIABILITIES

In early September 2026 Caring 4 Croydon Limited (C4C) issued a formal claim to Eldon alleging an overpayment of

the Unitary Charge CA4C receives from Croydon Council. C4C allege that the Unitary Charge was not invoiced by Eldon
in accordance with the payment methodology as detailed in the Housing Management Contract, as a result of which,
£1,661,213 is alleged to have been overpaid from the start of the contract in 2008. C4C are claiming the refund of this
overpayment.

If this claim was successful, it would reduce Eldon’s surplus for 2026 by £237,750, with the balance of the claim reducing
2025 and earlier years accumulated reserves by a prior year adjustment totalling £1,423,463.

Eldon has taken legal advice and there are several strong grounds for defending the claim.

Eldon will reject the claim in its entirety and considers that no repayment is due.

A second contingent liability is the debt contingent on withdrawal from the Social Housing Pension Scheme (SHPS) which
the scheme actuary has estimated as being £813,213 as of 30th September 2024.
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23. FINANCIAL INSTRUMENTS

Financial assets measured at fair value through profit or loss:

Investments in listed securities

Cash and cash equivalents

Financial liabilities measured at amortised cost:
Loans repayable within one year

Loans repayable after more than one year

Interest income/(expense)

Interest income for financial assets at amortised cost

Interest expense for financial liabilities at amortised cost

Fair value gains and (losses)
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2026 2025

£ (g
4,536,970 6,746,937
4,536,970 6,746,937
571,700 518,735
16,286,961 16,891,565
16,858,661 17,410,300
2026 2025

£ (s

111,556 167,797
(984,379) (1168,885)
2026 2025

£ £

On financial assets measured at fair value through surplus for the year -

Interest rate and liquidity risk of financial liabilities

Interest rate risk

The Association borrows at both fixed and floating rates
of interest. It does not borrow in foreign currencies.

www.eldonhousing.org

Liquidity risk

The Association’s objective is to maintain a balance

between continuity of funding and flexibility through the

use of borrowings with a range of maturities.
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24. RELATED PARTY TRANSACTIONS

Eldon Housing Association is a 25% shareholder of Caring
4 Croydon Holdings Limited, and our Head of Asset and
Facilities Management is a director.

On 31st March 2026 the investment held in Caring 4
Croydon Holdings Ltd was £173,276 (2025: £173,276)
comprised of £2,500 equity shares and £170,776 loan
notes bearing interest at 7.26%. Interest of £14,030 (2025:
£23,402) was accrued and £nil (2025: £11,273) received
during the year, with £37,432 (2025: £23,402) due to the
Association at the balance sheet date.

Remuneration paid to key management personnel were:

Salaries
Employer’s social security costs
Employer’s pension contributions

Interim contractors

25. OVERALL CONTROL

Under the PFI contract the Association invoiced £4,691,835
to Caring 4 Croydon Limited, a wholly owned subsidiary of
Caring 4 Croydon Holdings Limited, during the year 1st April
2025 to 31st March 2026 (2025: £3,780,729) and at the
balance sheet date was due £222,233 (2025: £28,524) from
that company.

Key management are the persons having authority and
responsibility for planning, controlling, and directing the
activities of the Association. In the opinion of the Board, the
key management are the senior management team.

2026 2025

£ £
301,815 240,255
42,604 24,322
22,036 28,971
9,067 117,695
375,522 411,243

The Association is controlled by a Board of Management who oversee the day-to-day operations of the Association.

www.eldonhousing.org
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