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Statement of Comprehensive Income 
for the year ended 31 March 2026 

  Group Association 

 
     Notes 

2026 
 

£’000 

2025 
 

£’000 

2026 
 

£’000 

2025 
 

£’000 
Turnover 3 210,214 198,299 4,760 6,140 

Cost of sales  3 (8,947) (8,718) - - 

Operating costs 3 (172,128) (163,230) (4,937) (5,325) 

Gain on disposal of housing properties 3 and 6 4,658 126 - - 

Operating surplus  33,797 26,477 (177) 815 

Share of operating gain in Joint Venture  328 320 - - 

Loss on disposal of other tangible fixed assets 10 (22) (134) - - 

Loss on disposal of investment properties  16 - - - - 

Interest receivable and similar income  11 4,652 4,176 13 11 

Interest payable and similar charges  12 (19,436) (17,532) - - 
Surplus/(deficit) on ordinary activities before 
taxation  19,319 13,307 (164) 826 

Taxation on surplus on ordinary activities  13 - - - - 

Surplus/(deficit) for the year after taxation  19,319 13,307 (164) 826 

Other comprehensive income      

Effective portion of cash flow hedges  4,959 - - - 

Amount recycled to I&E  (1) - - - 

Net movement in cash flow hedge reserve  4,958 - - - 

Actuarial Gain/(loss) in respect of pension schemes  30 2,221 4,321 - - 

Other comprehensive (loss) for the year  7,179 4,321 - - 

      

Total comprehensive income/(loss) for the year  26,498 17,628 (164) 826 

The accompanying notes form part of these financial statements. 

Historical cost surpluses and deficits are the same as those shown in the statement of comprehensive income. 

Amounts previously recognised in the cash flow hedge reserve have been recycled to the Income and 
Expenditure account in line with the recognition of the hedged interest cash flows. No material hedge 
ineffectiveness has been identified in the period. The Statement of Comprehensive Income has been updated 
to include other comprehensive income arising from cash flow hedge accounting, with the effective portion of 
hedge movements recognised in reserves and recycled to the Income and Expenditure account in line with 
underlying cash flows. 

The financial statements were approved by the Board on 9th September 2026 and signed on the 14th September 
on its behalf by: 

 

 

 

 

 

.……………………….    

Tim Johnston 

Chair 

 

………………………….   

Danielle James 

Director 

 

……………………………. 

Sara Byrne 

Company Secretary

https://rsm-uk.eu1.adobesign.com/verifier?tx=CBJCHBCAABAAtKMO0LbTfRzGkWhTZk4xBd5UyCa50sJn
https://rsm-uk.eu1.adobesign.com/verifier?tx=CBJCHBCAABAAtKMO0LbTfRzGkWhTZk4xBd5UyCa50sJn
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Group Statement of Changes in Equity 

  
Non-equity 

share 
capital 
£’000 

Revenue 
reserves 

£’000 

Cash Flow 
Hedge 

Reserves 
£'000 

Total 
reserves 

£’000 

Balance at 31 March 2024  - 395,847 - 395,847 

Total comprehensive income for the period      
Surplus for the year  - 13,307 - 13,307 
Other comprehensive income 
      Actuarial gain/(loss) in respect of pension 
schemes  

 - 4,321 - 4,321 

Balance at 31 March 2025  - 413,475 - 413,475 

Total comprehensive income for the period      
Surplus for the year  - 19,319 - 19,319 
Other comprehensive income 
 Actuarial gain in respect of pension schemes   - 2,221 - 2,221 
Cash flow hedge reserve: 
Effective portion of hedge movements  - - 4,959 4,959 

Recycling to I&E  - - (1) (1) 
      

Balance at 31 March 2026  - 435,015 4,958 439,973 

The accompanying notes form part of these financial statements. 

A cash flow hedge reserve has been recognised in the year following the designation of SONIA interest rate 
swaps as hedging instruments. The reserve represents the cumulative effective portion of fair value movements 
on hedging instruments, with £0.6k recycled to the Income and Expenditure account in line with the timing of 
hedged interest cash flows. 

 

Association Statement of Changes in Equity 

  
Non-equity 

share capital 
£’000 

Revenue 
reserves 

£’000 

Total 
reserves 

£’000 
Balance at 31 March 2024  - (3,012) (3,012) 

Total comprehensive income for the period     

Surplus/(Deficit) for the year  - 826 826 
Other comprehensive income 
      Actuarial gain in respect of pension schemes   - - - 

Balance at 31 March 2025  - (2,186) (2,186) 

Total comprehensive income for the period     

Surplus/(Deficit) for the year  - (164) (164) 
Other comprehensive income 
      Actuarial gain in respect of pension schemes   - - - 

Balance at 31 March 2026  - (2,350) (2,350) 
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Statement of Financial Position 
as at 31 March 2026  
 

  
Group 

                            
Association 

 

 
Notes 

         2026 
 

        £’000 

2025 
 

£’000 

2026 
 

£’000 

2025 
 

£’000 
Tangible fixed assets      
Housing properties  14 1,478,466 1,369,615 - - 
Investments including properties 15 18,277 25,501 - - 
Other tangible fixed assets 17, 27 30,241 24,015 638 669 

  1,526,984 1,419,131 638 669 

Debtors due after one year 18 16 26 - - 

Current assets      

Properties for sale and work in progress 19 29,823 19,514 - - 

Debtors due within one year 20 21,144 20,020 1,246 981 

Investments 21 50 50 - - 

Cash and cash equivalents  28,009 24,653 766 1,367 

  79,026 64,237 2,012 2,348 

Creditors: amounts falling due within one year 22 (79,832) (66,604) (4,392) (4,564) 

Net current assets/(liabilities)  (790) (2,367) (2,380) (2,216) 

Total assets less current liabilities  1,526,194 1,416,790 (1,742) (1,547) 

      

Creditors: amounts falling due after one year 23 (1,083,968) (996,033) (608) (639) 

Provisions for liabilities and charges 29 (2,077) (2,137) - - 

Pension liabilities 30 (175) (5,145) - - 

      (1,086,220) (1,003,315) (608) (639) 

Total net assets/(liabilities)  439,974 413,475 (2,350) (2,186) 

      

Capital and reserves      

Non-equity share capital 31 - - - - 

Derivative financial asset 27 4,949 - - - 

Revenue reserves  435,025 413,475 (2,350) (2,186) 

Total capital and reserves  439,974 413,475 (2,350) (2,186) 

The accompanying notes form part of these financial statements. 

The financial statements were approved by the Board on 9th September 2026 and signed on the 14th September 
on its behalf by: 

 

 

.………………………. 

Tim Johnston 

Chair 

 

………………………. 

Danielle James 

Director 

 

………………………. 

Sara Bryne 

Company Secretary

https://rsm-uk.eu1.adobesign.com/verifier?tx=CBJCHBCAABAAtKMO0LbTfRzGkWhTZk4xBd5UyCa50sJn
https://rsm-uk.eu1.adobesign.com/verifier?tx=CBJCHBCAABAAtKMO0LbTfRzGkWhTZk4xBd5UyCa50sJn
https://eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAtKMO0LbTfRzGkWhTZk4xBd5UyCa50sJn
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Group Statement of Cash Flows 
for the year ending 31 March 2026 
 

 
Notes 

2026 
 

£’000 

2025 
  

£’000 
Net cash generated from operating activities 36 80,305 63,457 

Cashflow from investing activities    

Purchase and construction of tangible fixed assets 14 (146,997) (149,382) 

Purchase of other tangible fixed assets 17 (2,834) (1,491) 

Grants received 25 10,978 33,748 

Grant paid 25 175 (2,061) 

Grants transferred to other HAs 25 (5,664) (10,035) 

Homebuy loans redeemed 26 36 167 

Loan to Joint Venture Activity 15 (739) - 

Purchase/construction of investment property 15 - (705) 

Interest received 11 460 462 

Net cash from investing activities  (144,585) (129,297) 

Cash flow from financing activities    

Interest paid 12 (14,282) (12,845) 

Debt issue costs incurred  (3,081) (145) 

Repayment of loans  (59,001) (18,640) 

New loans   144,000 96,000 

Net cash from financing activities  67,636 64,371 

    

Net change in cash and cash equivalents   3,356 (1,470) 

    

Reconciliation of cashflow and cash equivalents     

    

Cash and cash equivalents at start of year  24,653 26,123 

Increase/(decrease) in cash in the year  3,356 (1,470) 

Cash and cash equivalents at end of year  28,009 24,653 
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1. Legal status 
Onward Group Limited (the “Association”) is registered under the Housing Act 1996 with the Regulator of 
Social Housing in England, as a Registered Provider of social housing with registration number of L4649. The 
registered office is Renaissance Court, 2 Christie Way, Didsbury, Manchester M21 7QY. 

The Association is a non-charitable Registered Society under the Cooperative and Community Benefit 
Societies Act 2014. It is registered with the Financial Conduct Authority, registration number of 31216R. The 
Association is a public benefit entity. 

 
Onward (the “Group”) comprises the following entities. Onward Group Limited is the ultimate parent 
undertaking of the Group.  
 
2.  

Organisation Status Principal Activity 

Onward Group Limited 
 

Registered Society 
 

HARP* 
 

  Atrium City Living Limited Private Limited Company (by shares) Commercial property services 
   

Contour Property Services Limited 
 

Registered Society  
 

Management Services 
 

     Onward Repairs Limited 
 

Private Company Limited by 
Guarantee 
 

Direct Labour Organisation 
 

     Onward Build Limited 
 

Private Limited Company (by shares) 
 

Development company 
 

     Onward Homes Limited 
 

Registered Society  
 

HARP* 
 

     Onward Pensions Trustee Limited Private Limited Company (by shares) Pension funding 
   

   * HARP – Housing Association Registered Provider 

 
2. Accounting policies  

a) Basis of accounting 
The financial statements of the Group are prepared in accordance with Financial Reporting Standard 102 
– the applicable financial reporting standard in the UK and Republic of Ireland (FRS 102) and the Statement 
of Recommended Practice: Accounting by Registered Social Housing Providers Update 2018 and comply 
with the Accounting Direction for Private Registered Providers of Social Housing 2022. 
 
The financial statements are presented in sterling (£) and have been rounded to the nearest £1,000. 
The accounting policies set out below have, unless otherwise stated, been applied consistently to all 
periods presented in these financial statements. 
 
For the purpose of segmental reporting, the chief operating decision maker (CODM) is considered to be 
the Executive Leadership team. In line with the segments reported to the CODM, the presentation of 
these financial statements and accompanied notes are in accordance with the Accounting Direction for 
Private Registered Providers of Social Housing from January 2022 and it considered appropriate. 
Information about income, expenditure, and assets attributable to material operating segments are 
presented on the basis of the nature and function of the housing assets held by the Group. This is 
appropriate on the basis of the similarity of the services provided, the nature of the risks associated, the 
type and class of customer and the nature of the regulatory environment across all of the geographical 
locations in which the Group operates 
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2. Accounting policies (continued) 
a) Basis of accounting 
The company has taken advantage of the following disclosure exemptions in preparing these financial 
statements, as permitted by the FRS 102 "The Financial Reporting Standard applicable in the UK and 
Republic of Ireland": 

• The requirements of Section 7 Statement of Cash Flows; 
• The requirements of Section 3 Financial Statement Presentation paragraph 3.17(d); 
• The requirements of Section 11 Financial Instruments paragraphs 11.41(b), 11.41(c), 11.41(e), 

11.41(f), 11.42, 11.44 to 11.45, 11.47, 11.48(a)(iii), 11.48(a)(iv), 11.48(b) and 11.48(c); 
• The requirements of Section 12 Other Financial Instruments paragraphs 12.26 to 12.27, 12.29(a), 

12.29(b) and 12.29A; 
• The requirements of Section 33 Related Party Disclosures paragraph 33.7. 

 
This information is included in the consolidated financial statements of Onward Group Limited as at 31 
March 2026. 
 
b) Measurement convention 
The financial statements are prepared on the historical cost basis except for investment properties and 
derivative financial instruments, which are measured at fair value. 
 
c) Going concern 
The Group’s business activities its current financial position, total net assets of £437.8m; (2025: £413.5m) 
and factors likely to affect its future development are set out within the Strategic Report. As at 31st March 
2026, the Group has borrowing facilities of £953.2m (2025: £857.3m) of which £543.2m has been drawn 
down (2025: £458.3m). The available facility includes £355m (2025: £400m) of revolving facilities of which 
£172m were undrawn as at 31st March 2026 (2025: £314m). The available cash and funding are adequate 
to finance committed reinvestment and development programmes, along with the Group’s day to day 
operations. The Group’s long-term business plan shows that it can service its debt facilities whilst 
continuing to comply with lenders’ covenants. 
 
Whilst underlying trading is strong, this has been a challenging year for the Group most notably due 
pressures across disrepair, voids and repairs. The Group applied an average rent increase for the year of 
2.7% based on the government rent settlement of CPI+1% (September 2025 CPI 1.7%). The surplus as a 
percentage of turnover is 9.2% (2025: 6.7%). 
 
A 30-year business plan is produced annually to model future activity of the Group as well as to test for 
strategic resilience as a result of changes in the economic and political environment. The Group has 
modelled several scenarios using multiple variants to test the resilience of the business plan. The Board is 
confident that the Group can meet the requirements of any loan covenants and can put in place measures, 
if necessary, to address any unforeseen challenges if required. The Group has sufficient cash and undrawn 
facilities to cope with this impact. 
 
Given the strength of the balance sheet and availability and liquidity of undrawn loan facilities the Board 
believes that, while uncertainty exists, this does not pose a material uncertainty that would cast doubt on 
the Group’s ability to continue as a going concern. The Board, therefore, consider it appropriate for the 
accounts to be prepared on a going concern basis. 
 
On this basis, the Board has a reasonable expectation that the Group has adequate resources to continue 
in operational existence for the foreseeable future, being a period of twelve months after the date on which 
the report and financial statements are signed.  For this reason, it continues to adopt the going concern 
basis in the financial statements. 
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2. Accounting policies (continued)  
d) Judgement and estimates 
The preparation of the financial statements requires management to make judgements, estimates and 
assumptions that affect the amounts reported for assets and liabilities as at the statement of financial 
position date and the amounts reported for revenues and expenses during the year. However, the nature 
of estimation means that actual outcomes could differ from those estimates.  
  
Estimates and assumptions will, by definition, seldom equal the related actual results. These are continually 
evaluated based on historical experience and other factors, including expectations of future events that are 
believed to be reasonable based on the information available.  
 
The following judgements have had the most significant effect on the amounts recognised in the financial 
statements. 
 
Impairment; In line with the impairment policy Onward undertakes a review of its assets taking into account 
void levels, strategic reviews of certain asset types and development programme to ascertain if any 
impairment is required. Full analysis and rationale will be provided to support any impairment decision, 
where appropriate. Impairment risk continues to be a major feature in 2025/26. Costs to develop continue 
to rise and so it remains vital to assess whether impairment triggers are evident and if so, ascertain the 
level of impairment required based on best available information.  

 
For Onward the particular areas considered were:  

• Assets under construction, including Section 106 purchases;  
• Completed development schemes;  
• Assets/group of assets being considered under strategic reviews, such as sheltered schemes, 

geographical areas identified as needed operational change;  
• Void analysis of units which shows high voids and/or hard to let units   
• De-conversions where strategic decisions have been made to reclassify units to improve ability to 

let. 
• Development schemes with cost overruns due to challenging economic conditions and increased 

cost of staffing and materials. 
• Strategic voids held ahead of further regeneration plans. 
• The rise in borrowing costs causing an increase in the cost to build.  

 

Basic financial instruments: Onward Group has various borrowings, all of which have been assessed and 
categorised as basic financial instruments. The assessment of certain loans requires judgement. The Group 
has entered into interest rate swaps for risk management purposes; these are classified as derivative 
financial instruments and are accounted for in accordance with FRS 102. The Group does not undertake 
any speculative or stand-alone hedging activities. 
  
Bonds have been classed as a “basic financial instrument” as they meet the criteria under Section 11.9 of 
FRS 102.   
  
Management have considered how bond and loan discount on issue should be dealt with in the financial 
statements and determined that these should be written off over the life of bond (31 years) using the effective 
interest rate method.   
 
Management have considered how bond and loan issue costs should be dealt with in the financial 
statements and determined that these should be written off over the life of the respective instruments in 
equal annual instalments (note 24). 
 
The following estimates have had the most significant effect on the amounts recognised in the financial 
statements. 
 
Establishing the useful economic lives (“UEL”) of components; The UEL of each component of our 
social benefit housing properties are reviewed at each reporting date and compared to actual performance 
to ensure the assumed lives remain appropriate. A review each year seeks to ensure that the UELs 
remaining terms and component splits are applied consistently. The professional opinion of the Assets 
team is sought based on their knowledge and experience.     
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2. Accounting policies (continued) 
d) Judgement and estimates (continued) 

Within the period new, more environmentally friendly products have been applied to our building practices. 
Their UELs have been assessed in line with accounting standards and an estimate has been made based 
on expectations of future events that are believed to be reasonable.  
  
We do not believe that the UELs for the other components need changing and therefore remain the same  
(see note 17).  
   
 Investment property valuations; The Group reviews its properties’ classification and where properties do 
not meet the criteria for social benefit these have been identified and classified as investment properties. 
These non-financial assets have been valued at fair value (note 15).   
 
The valuation is based on either third-party valuation reports or an update to those reported based on market 
conditions. The valuation is most sensitive to assumptions on rental growth and the discount rate applied to 
those cash flows. Onward relies on the assumptions and estimates applied by the valuer in accordance with 
the RICS red book valuation standards in determining the market valuation 
 
Defined benefit obligations; the cost of defined benefit pension plans and other post-employment benefits 
are determined using actuarial valuations. The actuarial valuation involves making assumptions about 
discount rates, future salary increases, mortality rates and future pension increases. Due to the complexity 
of the valuation, the Group relies on the expert input of actuaries and accepts the estimations they use as 
reasonable.   
  
Pension valuations will be affected by the impact of events on the stock markets, other asset valuations and 
changes to discount rates (note 38).  
 
Leases; Categorising leases into finance leases or operating leases requires judgement. Management 
assess whether significant risk and rewards of ownership have transferred to the Group as lessor before 
determining categorisation. Management will assess each lease to determine where risk lies and report on 
this accordingly in the accounts (note 28).   
  
Bad debt; A bad debt provision is held in the accounts to counter the risk of failure to recover current and 
former tenants rent and service charge arrears. A judgement is made based on the age of the debt whether 
it is likely to be recovered, despite actions by the neighbourhood teams. Therefore, based on previous 
practice and knowledge of debt recovery a provision is estimated. The policy also takes into account current 
year considerations, credit risk rates and any other condition that is present in the current period that was 
not present in the historic period. Bad debt provision for 2026 is £7,760k (2025: £7,427k). 
 
Capitalisation of salaries: Within the capital cost of property, a proportion of development and investment 
team staff time has been included to recognise the time spent in managing and delivering the development 
and investment programmes. This cost is incurred as a result of the programmes and hence agreed to be 
capitalised. This has been continually reviewed throughout the year with changes made to reflect the current 
workloads and roles across the development and investment teams.   
 
e) Financial instruments 
Financial instruments which meet the criteria of a basic financial instrument as defined in Section 11 of 
FRS 102 are accounted for under an amortised historic cost model. These include bank loans, bonds and 
similar debt instruments.   
Bonds are classed as “basic financial liability" as they meet the criteria for "basic financial instruments" 
under Section 11.9 of FRS 102. They are initially recognised at the transaction price, including any discount 
on issue and transaction costs, and subsequently measured at amortised cost using the effective interest 
method. Coupons payable are also classed as "basic financial liabilities" and are recognised on the basis 
of the effective interest method, and are included in the finance costs, with any discount on issue and 
transaction costs being written off over the life of the bond.   
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2. Accounting policies (continued) 
e) Financial instruments 
Tenant arrears, trade and other debtors  
Tenant arrears, trade and other debtors are recognised initially at transaction price less attributable 
transaction costs. Subsequent to initial recognition they are measured at amortised cost using the effective 
interest method, less any impairment losses. If the arrangement constitutes a financing transaction, for 
example if payment is deferred beyond normal business terms, then it is measured at the present value of 
future payments discounted at a market rate of instrument for a similar debt instrument.   

 
Trade and other creditors  
Trade and other creditors are recognised initially at transaction price plus attributable transaction costs.  
Subsequent to initial recognition they are measured at amortised cost using the effective interest method. 
If the arrangement constitutes a financing transaction, for example if payment is deferred beyond normal 
business terms, then it is measured at the present value of future payments discounted at a market rate of 
instrument for a similar debt instrument. 

 
Interest-bearing borrowings classified as basic financial instruments 
Interest-bearing borrowings are recognised initially at fair value less attributable transaction costs. 
Subsequent to initial recognition, interest-bearing borrowings are stated at amortised cost using the 
effective interest method, less any impairment losses. 

 
Cash and cash equivalents  
Cash and cash equivalents comprise cash balances and call deposits. Bank overdrafts that are repayable 
on demand and form an integral part of the Group’s cash management are included as a component of 
cash and cash equivalents for the purpose only of the cash flow statement. 
 

Other financial instruments and hedge accounting 
The Group enters into derivative financial instruments in the form of SONIA-linked interest rate swaps in 
order to manage its exposure to variability in cash flows arising from floating-rate borrowings. These 
derivatives are initially recognised at fair value on the date the derivative contract is entered into and are 
subsequently remeasured to fair value at each reporting date. 
 
The Group applies cash flow hedge accounting to qualifying hedging relationships in accordance with FRS 
102 Section 12 where the following conditions are met: 
 
• the hedging relationship consists only of a qualifying hedging instrument and qualifying hedged item; 
• the relationship is consistent with the Group’s risk management objectives; 
• there is an economic relationship between the hedged item and the hedging instrument; 
• the hedge relationship is formally designated and documented at inception; and 
• sources of hedge ineffectiveness have been identified and documented. 
 
The hedged items are future variable SONIA-linked interest cash flows on floating-rate borrowings. The 
hedging instruments are SONIA interest rate swaps, including Loan-Linked ISDAs, which economically 
convert floating-rate debt into fixed-rate debt. 
 
The effective portion of changes in the fair value of derivatives designated and qualifying as cash flow 
hedges is recognised in other comprehensive income and accumulated in the cash flow hedge reserve. Any 
ineffective portion of the hedge is recognised immediately in the Income and Expenditure account within 
finance costs. 
 
Amounts accumulated in the cash flow hedge reserve are reclassified to the Income and Expenditure 
account in the periods when the hedged cash flows affect profit or loss, so that the hedge results are 
recognised in the same period as the hedged item. 
When hedge accounting is discontinued, amounts accumulated in the cash flow hedge reserve remain in 
equity and are reclassified to profit or loss when the hedged cash flows occur. If the forecast hedged cash 
flows are no longer expected to occur, the cumulative gain or loss recognised in equity is recognised 
immediately in the Income and Expenditure account. 
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2. Accounting policies (continued) 
f) Turnover  
Group turnover represents rental and service charge income receivable (net of void losses), fees 
receivable, proceeds from first tranche sales of low-cost home ownership, from properties developed for 
open market sales and amortisation of Social Housing Grant (SHG) under the accrual model.   

  
Rental income is recognised on the execution of tenancy agreements and covers rent charged up to and 
including 31 March. Proceeds on sales are recognised on practical completions. Other income is 
recognised as receivable on the delivery of services provided.   

 
Association turnover represents income received for services provided to Group companies and income 
generated by the May Logan Centre. Turnover is recognised as receivable on the delivery of Group 
services provided.   

 
g) Expenses 
Cost of sales 
Cost of sales represents the costs including capitalised interest and direct overheads incurred in the 
development of the properties, and marketing, and other incidental costs incurred in the sale of the 
properties.   
 
g) Expenses 
Operating leases  
Payments (excluding costs for services and insurance) made under operating leases are recognised in the 
statement of comprehensive income on a straight-line basis over the term of the lease unless the payments 
to the lessor are structured to increase in line with expected general inflation; in which case the payments 
related to the structured increases are recognised as incurred. 

 
h) Interest 
Interest payable and similar charges include interest payable and finance charges on liabilities recognised 
in the statement of comprehensive income using the effective interest method and unwinding of the 
discount on provisions. Borrowing costs that are directly attributable to the acquisition, construction or 
production of housing properties that take a substantial time to be prepared for use are capitalised as part 
of the cost of that asset.   
  
Other interest receivable and similar income includes interest receivable on funds invested. 

 
i) Taxation 
The Group comprises charitable and non charitable entities. Where activities may fall within the scope of 
the relevant tax regulations and may be subject to tax liability the entity provides for this where 
appropriate on the basis of amounts expected to be paid to the tax authorities.   

  
The tax charge for the year is based on the profit for the year end and includes current tax on any taxable 
profits for the year and deferred taxation. Deferred tax is recognised in respect of all timing differences at 
the reporting date, except as otherwise indicated. Deferred tax assets are only recognised to the extent 
that it is probable that they will be recovered against the reversal of deferred tax liabilities or other future 
taxable profits. If and when all conditions for retaining tax allowances for the cost of a fixed asset have 
been met, the deferred tax is reversed.  

  
Deferred tax is calculated using the tax rates and laws that that have been enacted or substantively 
enacted by the reporting date that are expected to apply to the reversal of the timing difference. 
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2. Accounting policies (continued) 
j) Value added tax 
The Group is VAT registered but a large proportion of its income, rent, is exempt from VAT giving rise to 
a partial exemption calculation. Therefore, the financial statements includes VAT to the extent that it is 
suffered by the Group and not recoverable from HM Revenue and Customs. The balance of VAT payable 
or recoverable at the year-end is included as a current liability or asset.   

 
k) Tangible fixed assets - housing properties  
Tangible fixed assets – housing properties are stated at cost less accumulated depreciation and 
accumulated impairment losses.  Cost includes the cost of acquiring land and buildings, directly 
attributable development costs, interest at the average cost of borrowing for the development period, and 
expenditure incurred in respect of improvements which comprise the modernisation and extension of 
existing properties.  
  
Shared ownership properties are split between current assets and fixed assets based on percentage of 
equity retained, less any provisions needed for impairment or depreciation. The first tranche proportion is 
classified as current asset and related sales proceeds included in turnover. The remaining element is 
classified as fixed asset and included in housing properties at cost, less any provisions needed for 
depreciation or impairment.  
  
The capital cost of property includes a proportion of development and investment team staff time to 
recognise the time spent in managing and delivering the development and investment programmes. This 
cost is incurred as a result of the programmes and hence capitalised.   
 
Depreciation 
Depreciation is charged to the statement of comprehensive income on a straight-line basis over the 
estimated useful lives of each component part of housing properties. Freehold land is not depreciated. The 
estimated useful lives of assets which are separately identified are as follows:  

      
Housing structure     100 years  
Boundary walls and car hard-standings   50 years  
Roofs       50 years  
Fascia       40 years  
Windows        30 years  
Electrical installation     30 years  
Bathrooms        30 years  
External doors      30 years  
Heating systems      30 years  
External Wall insulation     30 years  
Fire Compartmentation      30 Years 
Kitchens       20 years  
Boilers       15 years  
Air source heat pumps     15 years  
Adaptations       15 years 

 
Depreciation methods, useful lives and residual values are reviewed if there is an indication of a significant 
change since last annual reporting date in the pattern by which the Group expects to consume an asset’s 
future economic benefits.   

 
Non-component works to existing properties 
The amount of expenditure incurred which relates to an improvement, which is defined as an increase in 
the net rental stream or the life of a property, has been capitalised.  Expenditure incurred on other major 
repairs, cyclical and day-to-day repairs to housing properties is charged to the statement of comprehensive 
income in the period in which it is incurred. 
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2.  Accounting policies (continued) 
Interest capitalised 
Interest on borrowings is capitalised to housing properties within Onward Homes during the course of 
construction up to the date of completion of each scheme.   
Interest on borrowing costs within Onward Build is capitalised against properties held for sale and work in 
progress due to the design and build nature of the entity. Once the properties reach golden brick stage the 
assets will be sold to Onward Homes on an arm’s length basis.    
  
The interest capitalised is either on borrowings specifically taken to finance a scheme or on net borrowings 
to the extent that they are deemed to be financing a scheme. This treatment applies irrespective of the 
original purpose for which the loan was raised.  
  
Interest has been capitalised at an average rate that reflects the weighted average effective interest rate 
on the entity's borrowings required to finance housing property developments. 

 
l) Social Housing Grant 
Social Housing Grant (SHG) is initially recognised at fair value as a long term liability, specifically as 
deferred grant income and released through the statement of comprehensive income as turnover income 
over the life of the structure of housing properties in accordance with the accrual method applicable to 
social landlords accounting for housing properties at cost.    
 
On disposal of properties, all associated SHG is transferred to the Recycled Capital Grant Fund (RCGF) 
until the grant is recycled or repaid to reflect the existing obligation under the social housing grant funding 
regime.  
  
Where individual components are disposed of and this does not create a relevant event for recycling 
purposes, any grant which has been allocated to the component is released to income and expenditure. 
Upon disposal of the associated property, the group is required to recycle these proceeds and recognise 
them as a liability. 
 
m) Other grants 
These include grants from local authorities and other organisations. Grants in respect of revenue 
expenditure are credited to the statement of comprehensive income in the same period as the expenditure 
to which they relate. Other grants which are received in advance of expenditure are included as a liability. 
Grants received from other organisations are accounted for in accordance with the performance method.  

 
n) Investment properties 
Investment properties are properties which are held either to earn rental income or for capital appreciation 
or for both. Investment properties are recognised initially at cost. Any gains or losses arising from changes 
in the fair value are recognised in the statement of comprehensive income in the period that they arise. 
Rental income from investment property is accounted for as described in the turnover accounting policy. 

 
o) Shared equity investments 
Investments in shared equity arrangements are stated at cost as concessionary loans. They are 
subsequently updated to reflect any impairment loss which would be recognised in the statement of 
comprehensive income and any accrued interest payable or receivable. At the present time there is no 
interest charge and the loans are repayable at the time the property is disposed of by the owner. Security 
is in the form of a second legal charge over the property.   
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2.  Accounting policies (continued) 
p) Investment in joint ventures 
Investments in joint ventures are stated at cost less any accumulated impairment losses.  
Any distributions received from the investment will be recognised as income without regard to whether the 
distributions are from accumulated profits of the jointly controlled entity arising before or after the date of 
acquisition. 

 
q) Properties held for sale and work in progress 
Shared ownership first tranche sales and property under construction are valued at the lower of cost and 
estimated selling price less cost to complete and sell. Cost comprises materials, direct labour and direct 
development overheads. Estimated sales price is stated after allowing for all further costs of completion 
and disposal. 

 
r) Impairment of housing properties 
A financial asset not carried at fair value through the statement of comprehensive income is assessed at 
each reporting date to determine whether there is objective evidence that it is impaired.    
 
A financial asset is impaired if objective evidence indicates that a loss event has occurred after the initial 
recognition of the asset, and that the loss event had a negative effect on the estimated future cash flows 
of that asset that can be estimated reliably.  
 
An impairment loss in respect of a financial asset measured at amortised cost is calculated as the difference 
between its fair value less cost to sell and the present value of the estimated future cash flows discounted 
at the asset’s original effective interest rate.   
 
For financial instruments measured at cost less impairment an impairment is calculated as the difference 
between its carrying amount and the best estimate of the amount that the group would receive for the asset 
if it were to be sold at the reporting date.   
  
Interest on the impaired asset continues to be recognised through the unwinding of the discount. 
Impairment losses are recognised in the statement of comprehensive income.   
  
When a subsequent event causes the amount of impairment loss to decrease, the decrease in impairment 
loss is reversed through the statement of comprehensive income.  
  
An impairment loss is reversed if and only if the reasons for the impairment have ceased to apply.   
  
Impairment losses recognised in prior periods are assessed at each reporting date for any indications that 
the loss has decreased or no longer exists. An impairment loss is reversed only to the extent that the 
asset’s carrying amount does not exceed the carrying amount that would have been determined, net of 
depreciation or amortisation, if no impairment loss had been recognised. 

 
s) Housing property sales 
Completed properties and properties under construction for open market sales are recognised at the lower 
of cost and net realisable value. Cost comprises materials, direct labour and direct development overheads. 
Interest incurred is also capitalised during the course of obtaining planning and throughout the work in 
progress up to the point of practical completion of the development scheme.    
  
Assessing net realisable value requires use of estimation techniques. In making this assessment, 
management considers publicly available information and internal forecasts on future sales activity. Net  
realisable value is based on estimated sales price after allowing for all further costs of completion and 
disposal.   
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2. Accounting policies (continued) 
Properties sold through customers exercising their preserved right to buy or right to acquire, proceeds from 
the first tranche sales of shared ownership properties, subsequent tranche sales and properties sold that 
were developed or acquired for outright sale are included within turnover as part of normal operating 
activities.   

 
t) Intangible assets 
Intangible assets relate to the initial procurement of new software to support business transactions and 
processing. Amortisation is provided on a straight line basis on the cost of intangible fixed assets to write 
them down to their estimated residual values over their expected useful lives.  The principal annual rate 
used for other assets is as follows.  
 
Computer software      3 years 
 
u) Other tangible fixed assets 
Other tangible fixed assets include those assets with a continued economic benefit to the group.  
 
Depreciation is provided on a straight line basis on the cost of other tangible fixed assets to write them 
down to their estimated residual values over their expected useful lives.  No depreciation is provided on 
freehold land.  The principal annual rates used for other assets are as follows:  
   
Office premises      50 years or over life of lease 
Office improvements     10 years  
Furniture, fixtures and fittings      5 years  
Motor vehicles        4 years  
Computers and office equipment        3 years  
Scheme equipment                         Over expected life of component 
 
During the year the ‘computer and office equipment component’ was expanded to include all IT hardware 
including laptops, iPads and mobile phones. The UEL of these types of assets is commensurate with 3 
years as detailed above. 

 
v) Bad debt provisions 
A bad debt provision is held against the risk of failure to recover current and former tenant rent and service 
charge arrears. The provision is calculated as at 31 March and any adjustment required is written off or 
back through the statement of comprehensive income.   
 
The provision is calculated in line with the following aged debt:  

• Current arrears aged 1-8 weeks        10%  
• Current arrears aged 9-16 weeks                    50%  
• Current arrears aged 17-32 weeks                    75%  
• Current arrears aged 33+ weeks        90%  
• Former arrears        100%  
• Other debts (accounts receivable)     Case by case basis 
 

w) Property managed by agents 
Where the Group carries the financial risk on property managed by agents, all the income and expenditure 
arising from the property is included in the statement of comprehensive income.   
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2. Accounting policies (continued) 
Where the agency carries the financial risk, the statement of comprehensive income includes only that 
income and expenditure which relates solely to the Group. 

x) Provisions 
A provision is recognised in the statement of financial position when the group has a present legal or 
constructive obligation as a result of a past event, that can be reliably measured and it is probable that an 
outflow of economic benefits will be required to settle the obligation. Provisions are recognised at the best 
estimate of the amount required to settle the obligation at the reporting date.  
  
The Group provides for public liability claims based on known cases and is measured at estimated cost of 
claim. It also provides for annual leave accrued by employees as a result of services rendered in the current 
period, and which employees are entitled to carry forward and use within the next 12 months. The liability 
is measured at actual salary costs payable for the period.   

 
y) Employee benefits 
Defined contribution plans and other long term employee benefits  

A defined contribution plan is a post-employment benefit plan under which the group pays fixed 
contributions into a separate entity and will have no legal or constructive obligation to pay further 
amounts.  

Obligations for contributions to defined contribution pension plans are recognised as an expense in the 
statement of comprehensive income in the periods during which services are rendered by employees. 

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

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

  
Changes in the net defined benefit liability arising from employee service rendered during the period, net 
interest on net defined benefit liability, and the cost of plan introductions, benefit changes, curtailments and 
settlements during the period are recognised in the statement of comprehensive income. 
 
Re-measurement of the net defined benefit liability/asset is also recognised in the statement of 
comprehensive income.  
The Group participates in two defined benefit plans as set out below:  

• LGPS scheme – Greater Manchester Pension Fund  
• Onward Pension Scheme – Onward Homes Limited 

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

 
z) Basis of consolidation 
The Group accounts consolidate the accounts of the Association and all it’s subsidiaries at 31st March as 
if they formed a single entity. Intercompany transactions and balances between group companies are 
therefore eliminated in full. 
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3. Turnover, cost of sales, operating costs and operating surplus 
 Group 
  2026 2025 

 Turnover Cost of 
sales 

Operating 
costs 

Operating 
surplus Turnover Cost of 

sales 
Operating 

costs 
Operating 

surplus 
 £’000 £’000 £’000 £’000 £’000 £’000 £’000 £’000 
Social housing lettings         
General needs accommodation 138,320 - (110,812) 27,508 131,276 - (108,742) 22,534 
Older persons housing 27,340 - (22,385) 4,955 26,134 - (22,357) 3,777 
Supported housing 18,460 - (16,780) 1,680 17,534 - (15,705) 1,829 
Low cost home ownership 5,377 - (4,304) 1,073 4,304 - (3,479) 825 
 189,497 - (154,281) 35,216 179,248 - (150,283) 28,965 
Other social housing activities         
Regeneration and development  1,611 - (6,739) (5,128) 476 - (4,684) (4,208) 
Management services 2,728 - (2,972) (244) 1,480 - (1,775) (295) 
Estate services - - - - - - - - 
Shared Ownership first tranche sales 10,024 (8,947) (300) 777 9,365 (8,718) (375) 272 
Other - - (4) (4) - - (71) (71) 
 14,363 (8,947) (10,015) (4,599) 11,321 (8,718) (6,905) (4,302) 
Total social housing activities 203,860 (8,947) (164,296) 30,617 190,569 (8,718) (157,188) 24,663 
         
Non-social housing activities         
Market rent 1,530 - (1,428) 102 1,396 - (1,232) 164 
Revaluation of investment properties 189 - (1,426) (1,237) 1,617 - - 1,617 
Commercial 1,285 - (1,013) 272 1,529 - (1,194) 335 
Management Services 2,175 - (2,324) (149) 2,096 - (1,917) 179 
Leaseholders 1,175 - (1,641) (466) 994 - (1,511) (517) 
Other - - - - 98 - (188) (90) 
Total non-social housing activities 6,354 - (7,832) (1,478) 7,730 - (6,042) 1,688 
         
Total 210,214 (8,947) (172,128) 29,139 198,299 (8,718) (163,230) 26,351 
Gain on disposal of housing properties (note 6) 4,658   4,658 126   126 
Total 214,872 (8,947) (172,128) 33,797 198,425 (8,718) (163,230) 26,477 
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3. Turnover, cost of sales, operating costs and operating surplus (continued) 
 Association 
  2026 2025 

 Turnover Cost of 
sales 

Operating 
costs 

Operating 
surplus Turnover Cost of 

sales 
Operating 

costs 
Operating 

surplus 
 £’000 £’000 £’000 £’000 £’000 £’000 £’000 £’000 
Social housing lettings - - - - - - - - 

Total - - - - - - - - 

Other social housing activities - - - - - - - - 

Total - - - - - - - - 

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

Total social housing activities - - - - - - - - 

         

Non-social housing activities         

Management services 4,730 - (4,168) 562 6,129 - (4,514) 1,615 

Other 30 - (769) (739) 11 - (811) (800) 

Total non-social housing activities 4,760 - (4,937) (177) 6,140 - (5,325) 815 

Total 4,760 - (4,937) (177) 6,140 - (5,325) 815 
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4. Income and expenditure from social housing lettings 

 Group 

 General needs 
accommodation 

Older persons 
housing 

Supported 
housing 

Low cost home 
ownership 

Total 
2026 

Total 
2025 

 £’000 £’000 £’000 £’000 £’000 £’000 

Income       

Rents receivable net of voids 126,309 18,768 12,477 4,306 161,860 154,560 

Service charge income 7,063 7,958 5,378 519 20,918 18,686 

Amortised government grants 4,564 600 599 358 6,121 5,688 

Supporting people grants - 1 - 1 2 1 

Other income from social housing 384 13 6 193 596 311 

Turnover from social housing lettings 138,320 27,340 18,460 5,377 189,497 179,248 

       

Expenditure       

Management (22,767) (7,538) (4,779) (2,679) (37,763) (34,716) 

Service charge costs  (8,369) (6,402) (4,767) (460) (19,998) (19,088) 

Routine maintenance (39,437) (2,275) (2,046) (90) (43,848) (45,951) 

Planned maintenance (18,018) (3,489) (2,869) (244) (24,620) (24,344) 

Major repairs expenditure (1,013) (120) (54) (16) (1,203) (1,261) 

Rent losses from bad debts (1,041) (119) (235)                        (27) (1,422) (1,492) 

Depreciation of housing properties (20,116) (2,442) (1,938) (775) (25,271) (23,096) 

Other costs (51) - (92) (13) (156) (335) 

Expenditure on social housing lettings (110,812) (22,385) (16,780) (4,304) (154,281) (150,283) 

Operating surplus on social housing lettings 27,508 4,955 1,680 1,073 35,216 28,965 

Void losses (1,318) (224) (1,415) - (2,957) (3,228) 
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5. Accommodation owned, managed and under development 

 2026 
Number 

2025 
Number  

The number of properties in ownership at the year-end were:   

General needs accommodation (social rent) 20,155 20,276 

General needs accommodation (affordable rent) 2,820 2,597 

Older persons housing 3,765 3,876 

Supported housing 1,706 2,023 

Low-cost home ownership 1,678 1,470 

 30,124 30,242 
The number of properties in ownership but managed by others at the year-end 
were:   

General needs accommodation (social rent) 2 2 

Supported housing 287 287 

Low-cost home ownership 17 17 

Total homes owned 30,430 30,548 

Accommodation managed by other bodies (306) (306) 

Accommodation managed for other bodies / owner occupiers 760 783 

Leasehold 4,690 4,881 

Total homes managed 35,574 35,906 

    

Non-social housing in ownership and management at the year-end:   

Market rent 175 169 

 175 169 

   

The number of properties under development at the year-end were:   

General needs accommodation 532 378 
Rent to buy home ownership 282 340 
Open market sales 29 - 
Supported housing - - 
Low-cost home ownership 359 413 

 1,202 1,131 
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6. Disposal of housing properties 

 2026 
£’000 

2025 
£’000  

Disposal proceeds from property sales 12,069 6,505 

Proceeds from land sales 11 3 

Total proceeds 12,080 6,508 

Carrying value of fixed assets from property sales (4,923) (2,890) 

Costs on disposal (2,499) (3,492) 

Gain on disposal of housing properties 4,658 126 

   

 2026 
Number 

2025 
Number 

Analysis of housing property sales   

Preserved Right to Buy sales 31 18 

Right to Acquire 20 14 

Shared ownership staircasing 31 11 

Other sales 52 23 

 134 66 

 
7. Operating surplus 

 Group Association 

Operating surplus is stated after charging: 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Depreciation of housing properties (note 14) 25,264 21,406 - - 

Depreciation of other fixed assets (note 17) 1,534 1,300 31 30 

Impairment of housing properties (note 19) 1,426 - - - 

(Gain) on disposal of housing properties (note 6) 4,658 (126) - - 

(Gain)/Loss on disposal of other tangible fixed assets (note 17) (22) (134) - - 

Loss on disposal of investment properties (note 16) - - - - 

Amortisation of government grant (note 25) (6,211) (5,851) - - 

Revaluation of investment properties (note 15) - 1,618 - - 

Pension adjustments (note 30) (62) (5,145) - - 

Operating lease receipts (note 28) (1,024) (989) - - 

Operating lease payments (note 28) 4,226 4,329 - - 
Auditor’s remuneration (excluding VAT): 
        In their capacity as auditors 172 176 69 71 

         Other services 7 - - - 

Audit fees and fees to the auditors for other services were paid by Onward Group Limited in the year and 
recharged via group charges to all subsidiaries. 
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8. Board members 

 Group 

The Directors including Executive Directors are as listed on page 2. 
 

2026 
£’000 

2025 
£’000 

 
The aggregate emoluments paid to or receivable by non-
Executive Directors and former Non-executive Directors 
 

135 144 

The aggregate emoluments paid to or receivable by Executive 
Directors and former Executive Directors (including pension 
contributions and benefits in kind) 
 

778 908 

The aggregate amount of pension contributions in respect of 
services as Directors 
 

136 156 

The aggregate compensation paid to or receivable by Executive 
Directors or past Directors in respect of loss of office (whether by 
retirement or otherwise) 
 

42 - 

The emoluments paid to the highest paid Director (excluding 
pension contributions but including benefits in kind) 
 

248 242 

Pension contributions for the highest paid Director  24 24 

   

 
The Chief Executive is the highest paid member of the Executive Team and is paid through Onward Homes 
Limited. Their total emoluments including employer pension contributions equated to £272k (2025: £266k) 
made up of salary £224k (2025: £218k), pension £24k (2025: £24k) and salary sacrifice £24k (2025: £24k).   

 
The Chief Executive is an ordinary member of the defined contribution Onward Pension Plan (OPP). No 
enhanced or special terms apply to their membership, and no other pension arrangement to which the 
group contributes. 

 
The emoluments (including pension contributions and benefits in kind) or fees paid to Non-executive 
Directors on the Board were as follows: 
 

 Group 

 2026 
£’000 

2025 
£’000 

                                                                                                                                                                                                     
R Barber - 11 

W Dignan - - 

K Keane 20 19 

D Burgher 20 19 

T Johnston 34 33 

K Jones 20 19 

T Kokkinos 20 19 

D Hampson 17 16 

K Tupling 20 17 
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9. Employee information 

  Group Association 

  
2026 

Number 
2025 

Number 
2026 

Number 
2025 

Number 
Average number of employees (including Executive Directors) 
expressed as full time equivalents (based on an average of 35 
hours per week) 

1,148 1,117 - - 

 

  Group Association 

  
2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Staff costs (for the above persons)      

Wages and salaries  41,985 39,458 - - 

Social security costs   5,367 3,949 - - 

Other pension costs  5,156 4,795 - - 

Severance payments  703 258 - - 

  53,211 48,460 - - 

 
A number of the staff detailed above are employed on joint contracts to provide services for member 
organisations. Salary costs in respect of these services are included in administration recharges to member 
organisations. 

The aggregate number of full time equivalent staff (based on an average of 35 hours) whose remuneration 
(including salaries, benefits in kind, pension contributions paid by the employer and any termination 
payments) exceeded £60,000 were as follows:  

 Group 

Remuneration between 2026 
£’000 

2025 
£’000 

£60,000 and £69,999 62 39 

£70,000 and £79,999 9 7 

£80,000 and £89,999 14 17 

£90,000 and £99,999 12 8 

£100,000 and £109,999 6 4 

£110,000 and £119,999 4 2 

£120,000 and £129,999 2 3 

£130,000 and £139,999 5 4 

£140,000 and £149,999 - 1 

£150,000 and £159,999 2 - 

£160,000 and £169,999 - 1 

£170,000 and £179,999 1  

£190,000 and £199,999 1 2 

£200,000 and £209,999 2 - 

£220,000 and £229,999 - 1 

£230,000 and £239,999 1 - 

£260,000 and £269,999 - 1 

£270,000 and £279,999 1 - 
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10. Disposal of other tangible fixed assets 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Disposal proceeds from other fixed assets – vehicles   - - - - 
Disposal proceeds from other fixed assets – land and 
buildings   - 124 - - 

Carrying value of other fixed assets   (22) (258) - - 

(Loss) on disposal of other fixed assets   (22) (134) - - 

 

11. Interest receivable and similar income 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Bank and building society interest   190 246 13 11 
Interest income on net defined benefit plan 
assets (note 38)   4,192 3,714 - - 

Joint venture loan interest   270 216 - - 

   4,652 4,176 13 11 

 

12. Interest payable and similar charges 
 Group Association 

 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Interest payable on bank and building society loans 11,682 9,433 - - 

Interest payable on bond 5,874 5,875 - - 

Amortised bond arrangement fee 50 50 - - 

Bond admin fee 1 29 - - 

Amortised loan arrangement fees 774 359 - - 

Loan administration fees 18 32 - - 

Loan security costs 91 133 - - 

Non utilisation fees 1,390 1,591 - - 

Interest expense on net defined benefit liabilities 4,440 4,282 - - 

 24,320 21,784 - - 

Capitalised interest (4,884) (4,252) - - 

 19,436 17,532 - - 

 
Interest has been capitalised at 4.0% (2025: 4.0%) per annum. 
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13. Taxation 
 Group Association 

 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

UK corporation tax     

Current tax charge for the year - - - - 

Adjustment in respect of previous years - - - - 

 - - - - 

Deferred tax     

Origination and reversal of timing differences - - - - 

Adjustments in respect of previous years - - - - 

Effect of tax change on opening balance - - - - 

 - - - - 

Total tax on surplus on ordinary activities - - - - 

All amounts of taxation are recognised in the statement of comprehensive income. 

 

Factors affecting the tax charge for the period 
The current rate of tax for the year is the same as the standard rate of corporation tax in the UK of 25% 
(2025:25%). The differences are explained below: 

 Group Association 

 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Surplus on ordinary activities before taxation 19,464 13,307 (164) 826 

     

Current tax at standard corporation tax rate 4,866 3,327 (41) 206 

Effects of tax free income due to charitable activities (5,268) (3,542)   

Fixed asset differences 8 8 8 8 

Expenses not deductible for tax purposes 1 350 - - 

Income not taxable for tax purposes (27) - (8) - 
Amounts (charged)/credited directly to STRGL or 
transferred 52 - - - 

Adjustments in respect of previous periods – Deferred Tax (1,311) - - - 

Utilisation of tax losses and other deductions 41 (143) 41 (214) 

Deferred tax not recognised 1,638 - - - 

Total tax on charge on surplus on ordinary activities - - - - 

As of 1 April 2026, the main rate of corporation tax in the UK was 25% (2025: 25%). 
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13. Taxation (continued) 
 Group Association 

 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Net tax (asset)/liability at start of the year 188 188 - - 

Prior year adjustment - - - - 
Difference between accumulated depreciation and capital 
allowances - - - - 

Deferred tax charges in statement of comprehensive income - - - - 

Unused tax losses - - - - 

Net tax (asset)/liability at end of the year 188 188 - - 

In addition to the deferred tax asset above, the Group has additional unrecognised gross tax losses of 
£17,040,710 (2025: £9,239,360) in respect of losses carried forward, short term timing differences and 
accelerated capital allowances. In addition to the deferred tax asset above, the Group has an unrecognised 
deferred tax asset of £4,260,178 (2025: £2,309,840) in respect of losses carried forward, short term timing 
differences and accelerated capital allowances. 
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14. Housing properties 

 

Social 
housing 

properties 
held for 

letting 
 

Social 
housing 

properties 
under 

construction 
 

Completed 
low-cost 

home 
ownership 
properties 

 
 

Low-cost 
home 

ownership 
properties 

under 
construction 
 

Total 

 £’000 £’000 £’000 £’000 £’000 
Cost      

At 1 April 2025 1,476,928 100,867 111,302 30,487 1,719,584 

Additions 38,738 71,289 - 23,909 133,936 

Capitalised interest - 1,944 - 1,420 3,364 

Disposals (6,214) - (934) - (7,148) 

Component Write Offs (7,683) - - - (7,683) 
Transfer from/(to) stock - - - (9,275) (9,275) 
Transfer to abortive works - - - (28) (28) 

Transfer/Purchase from RP 13,435 - - - 13,434 

Transfer on completion  44,648 (44,648) 18,824 (18,824) - 

Transfer to held for sale 915 - - - 915 

At 31 March 2026 1,560,766 129,452 129,192 27,689 1,847,099 

Depreciation      

At 1 April 2025 (343,016) - (5,386) -  (348,402) 

Charge for the year (24,509) - (755) - (25,264) 

Disposals 1,579 - 66 - 1,645 

Component write-offs  4,863 - - - 4,863 

Transfer to held for sale 92 - - - 92 

At 31 March 2026 (360,991) - (6,075) -  (367,066) 

Impairment      

At 1 April 2025 (1,495) - (72) - (1,567) 

Charge for the year - - - - - 

At 31 March 2026 (1,495) - (72) - (1,567) 

Net Book Value      

At 1 April 2025 1,132,417 100,867 105,844 30,487 1,369,615 

At 31 March 2026 1,198,280 129,452 123,045 27,689 1,478,466 

      

Freehold 998,608 129,452 122,941 27,689 1,278,690 

Long-leasehold 199,672 - 104 - 199,776 

At 31 March 2026 1,198,280 129,452 123,045 27,689 1,478,466 

 

Additions to housing properties in the year included improvement works to existing properties of £38,738,000 
(2025: £43,071,000) and capitalised interest of £3,364,000 (2025: £2,587,000) at an average rate of 4.0% 
(2025: 4.0%). Expenditure on works to existing properties charged to the statement of comprehensive income 
totalled £68,445,000 (2025: £70,475,000).  
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15. Investments including properties 
 Group  Association 

 
Joint 

venture 
investment 

Joint 
venture 

share 
profit/(loss) 

Investment 
properties 

Shared 
equity 

investments 
Total 

Shares in 
subsidiary 

undertaking 
Total 

 £’000 £’000 £’000 £’000 £’000 £’000 £’000 
At 1 April 2025 2,261 - 22,850 390 25,501 - - 
Transfers to held for 
sale - - (7,963) - (7,963) - - 

Investment in JV 739 - - - 739 - - 

At 31 March 2026 3,000 - 14,887 390 18,277 - - 

 
Full valuations of existing properties were carried out in March 2026 by an external valuer, Thomson 
Associates, Chartered Surveyors in accordance with the RICS Appraisal and Valuation Manual. Their 
report indicated that the market value of investment property was £14.9 million (2025: £22.8 million), 
representing a reduction against prior year which relates to a decision to dispose of some properties, which 
are reflected in the increased properties for sale and work in progress (note 19).  

If the investment properties were shown at historic cost less depreciation the carrying value would be as 
follows: 
 

 Group 

 2026 
£’000 

2025 
£’000 

Historic costs 7,114 12,150 

Accumulated depreciation (2,545) (2,403) 

 4,569 9,747 

 

The Group comprises the following entities, all registered in England: 

Organisation Status Registration 
number Principal activity 

Share 
capital held 
£ 

Onward Group Limited Registered Society 31216R HARP* N/A 

Atrium City Living Limited Private Limited Company 
(by shares) 4710066 Commercial property 

services 50,001 

Contour Property Services 
Limited Registered Society  23975R Management services 1 

Onward Repairs Limited Private Company Limited 
by Guarantee 3538264 Direct Labour 

Organisation 6 

Onward Build Limited Private Limited Company 
(by shares) 10665852 Development 

company 100 

Onward Homes Limited Registered Society  17186R HARP* 1 

Onward Group Limited is the ultimate parent undertaking  
* HARP – Housing Association Registered Provider 
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16. Disposal of investment properties 
 

 2026 
£’000 

2025 
£’000 

Carrying value of investment properties - - 

Associated cost to sell - - 

Sales proceeds - - 

Loss on disposal - - 

 

17. Other tangible fixed assets 

 Group 

 
Freehold 
land and 

buildings 
Scheme 

equipment 
Vehicles, 

fixtures and 
equipment 

Total 

 £’000 £’000 £’000 £’000 
Cost     

At 1 April 2025 26,559 5,679 2,741 34,979 

Transfer to stock 616 1,529 1,285 3,430 

Additions 26 1,775 1,032 2,833 

Disposals - (37) - (37) 

Eliminations and adjustments (1,346) (2,147) (2,604) (6,097) 

At 31 March 2026 25,855 6,799 2,454 35,108 
     
Depreciation     

At 1 April 2025 (6,906) (2,286) (1,772) (10,964) 

Charge for the year (745) (216) (573) (1,534) 

Disposals - 15 - 15 

Elimination cleardown 730 618 1,319 2,667 

At 31 March 2026 (6,921) (1,869) (1,026) (9,816) 
     
Net book value     

At 1 April 2025 19,653 3,393 969 24,015 

At 31 March 2026 18,934 4,930 1,428 25,292 
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17. Other tangible fixed assets (continued) 
 

 
   Association 

   
Freehold 
land and 

buildings 
Total 

   £’000 £’000 

Cost     

At 1 April 2025   1,519 1,519 

Additions   - - 

Disposals   - - 

At 31 March 2026   1,519 1,519 

Depreciation     

At 1 April 2025   (850) (850) 

Charge for the year   (31) (31) 

Disposals   - - 

At 31 March 2026   (881) (881) 

Net book value     

At 1 April 2025   669 669 

At 31 March 2026   638 638 

 

 

18. Debtors: amounts falling due after one year 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Other debtors   - 26 - - 

Pension past service deficit   16 - - - 

   16 26 - - 

 
19. Properties for sale and work in progress 

 Group                                                         
 2026 

£’000 
2025 
£’000 

Properties under construction – low-cost home ownership 8,984 11,322 

Properties under construction – open market sale - - 

Completed properties – low-cost home ownership 2,510 1,263 

Developments under construction 11,873 8,307 

Impairment (4,959) (3,533) 

Assets for disposal 10,418 1,531 

Stock and components 997 624 

 29,823 19,514 
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20. Debtors: amounts falling due within one year 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Rent and service charge arrears   13,239 12,532 - 32 

Bad debt provision   (7,760) (7,427) - - 

   5,479 5,105 - 32 
Trade debtors   873 1,380 64 - 

Social Housing Grant and other grant receivable   - - - - 

Amounts owed by related parties (note 32)   - - 18 141 

Amounts owed by leaseholders   710 - - - 

Loans to joint venture    2,601 2,388 - - 

Prepayments and sundry debtors   11,292 10,958 1,190 808 

Other taxation and social security   - - - - 

Deferred tax   189 189 (26) - 

   21,144 20,020 1,246 981 

For rent and service charge arrears, no adjustment is required for those debts on a repayment schedule. 

Amounts owed by related parties are interest free and due on demand. 

  
21. Investments 

    Group Association 

    2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Investments in Credit Unions    50 50 - - 

    50 50 - - 

In 2014/15 OHL invested £50k in 50,000 £1 non-deferring interest-bearing shares in both Central Liverpool 
Credit Union (25,000 shares) Ltd and in Halton Credit Union Limited (25,000 shares). 
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22. Creditors: amounts falling due within one year 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Bank and building society loans (note 24)   5,568 12,476 - - 

Other loans (note 24)   434 856 - - 

Bond discount (note 24)   (244) (244) - - 

Bond issue costs (note 24)   (50) (50) - - 

Issue costs (note 24)   (708) (362) - - 

   5,000 12,676 - - 

Trade creditors   9,408 7,520 544 300 

Capital creditors and retentions   940 1,373 - - 

Rent and service charges received in 
advance   9,177 7,157 - - 

Other taxation and social security   1,367 1,243 (19) 6 
Deferred Government Grant (note 25)   6,393 6,188 30 30 

Recycled capital grant fund (note 26)   996 1,364 - - 

Accruals and deferred income   41,160 28,666 1,096 754 

Amounts owed to leaseholders   4,674 - - - 

Other creditors   717 417 - - 

Amounts owed to related parties (note 32)   - - 2,741 3,474 

   79,832 66,604 4,392 4,564 

 

 

 
23. Creditors: amounts falling due after one year 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Bank and building society loans (note 24)   257,905 166,000 - - 

Other loans (note 24)   14,341 13,919 - - 

Bond (note 24)   265,000 265,000 - - 

Bond discount (note 24)   (6,332) (6,576) - - 

Bond issue costs (note 24)   (1,290) (1,340) - - 

Loan Issue costs (note 24)   (2,804) (824) - - 

   526,820 436,179 - - 

Capital creditors and retentions   3,910 2,773 - - 

Other creditors   162 50 - - 

Amounts owed to leaseholders   4,355 9,062 - - 

Deferred Government Grant (note 25)   544,754 544,230 608 639 

Recycled Capital Grant Fund (note 26)   3,967 3,739 - - 

   1,083,968 996,033 608 639 

 



NOTES TO THE FINANCIAL STATEMENTS (continued) 

Onward Group Limited 

77 
 

24. Debt analysis 

 Group 

 2026 
£’000 

2025 
£’000 

Bank and Building Society loans 263,473 178,476 

Other loans 14,775 14,775 

Bond 265,000 265,000 

Bond Discount (6,576) (6,820) 

Bond issue costs (1,340) (1,390) 

Issue costs (3,512) (1,186) 

 531,820 448,855 

All bank, building society and other loans are secured by charges either on the Association’s housing 
properties or on the rental streams arising from properties. Loans are repayable in instalments with final 
dates up to 2040. The bond is repayable in one instalment due in 2053. As at 31 March 2026 interest 
rates chargeable on Bank & Building Society loans varied from 4.26% to 11.67%. The interest rate on the 
Bond was fixed at 2.13% 

 

 Group 

 2026 
£’000 

2025 
£’000 

Gross debt is repayable in instalments as follows:   

Within one year 6,002 12,676 

Between one and two years 20,805 11,497 

Between two and five years 179,653 137,633 

After five years 336,789 296,445 

 543,249 458,251 

 
 Group 
 
 Properties 

under charge 
Amount drawn  

£’000 
Valuation of units  

£’000  
Loan charges 12,960 473,249 728,669 

 
Bond analysis 

 
Principal 

amount of the 
Issued Bond 

Discount on 
Issue 

Bond Issue 
costs 

Amount due to 
bondholders 

 
 £’000 £’000 £’000 £’000 

At 31 March 2025 265,000 (6,820) (1,390) 256,790 
Amortisation of discount on issue and 
Bond issue costs during year - 244 50 294 

At 31 March 2026 265,000 (6,576) (1,340) 257,084 

 
On 25th March 2021, the Association issued a 32 year £350m bond ("Bond") at a re-offer yield of 2.215%. 
The initial offer to the market was for a principal amount of £215m (the "Principal Amount", the issued  
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24. Debt analysis (continued) 
Bond) with a principal amount of £135m of bonds retained for later issue (the "Retained Bond"). A £50m 
tranche of the retained bonds were sold on 2nd February 2022. £2.9m of the proceeds were drawn down 
in February 2022 with the remaining proceeds drawn in June 2022. 
 
A coupon rate of 2.125% meant that the initial issued bond was priced at 97.945% (the "bond issue Price"), 
equivalent to a discount on issue of £4.4m (2.055%).  

 
The net funds received were £210.6m (£97.945 per £100.00 issued). The £50m tranche of retained bonds 
were issued at a price of 93.42%, a discount of £3.3m. £2.9m was received in February 2022 with net funds 
outstanding of £43.8m. These were received in June 2023. 
 
The discount on Issue and the Bond Issue costs will be amortised over the term of the Bond. Interest is 
payable by the Association to the bondholders at a rate of 2.125% six monthly in arrears on the principal 
amount, starting in September 2021. The principal amount is due for repayment on 25th March 2053.  

 

 

25. Deferred Capital Grant (Financial Assistance) 

   Group Association 
The total accumulated government grant 
and financial assistance received or 
receivable at 31 March: 

 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Held as deferred capital grant at start of 
the year          550,418 540,305 669 699 

Grant received in the year 10,747 31,422 - - 

Grant Allocated from RCGF 2,310 208 - - 

Grants in advance 231 213 - - 

Disposals (1,792) (2,113) - - 

Transfer to properties held for sale 1,118 (936) - - 

Repaid - (2,445) - - 
Grant transferred to other housing 
association (5,664) (10,035) - - 

Recognised in the Statement of 
Comprehensive Income in the year - Income (10) (350) - - 

Recognised in the Statement of 
Comprehensive Income in the year (6,211) (5,851) (30) (30) 

At end of the year   551,147 550,418 639 669 

       

Due within one year   6,393 6,188 30 30 

Due after one year   544,754 544,230 609 639 

   551,147 550,418 639 669 

Amounts recognised in the statement of comprehensive income of £6,181,000 includes non-social housing 
grant of £60,000.  Only the social housing grant of £6,121,000 is recognised in note 4. 
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26. Recycled Capital Grant Fund 

 Group 

 2026 
£’000 

2025 
£’000 

At start of the year 5,103 
 3,870 

Grants recycled 2,331 1,313 

Homebuy loans redeemed - - 

Interest 103 326 

Recycled to new build development (2,574) (406) 

At end of the year 4,963 5,103 
 

Discounts not repayable 559 384 

Due within one year 996 980 

Due after one year 3,408 3,739 

 4,963 5,103 

Amount three years or older where repayment may be required - - 

 

 

 

 

27. Financial instruments 

 Group 

 2026 
£’000 

2025 
£’000 

Financial assets measured at amortised cost:   

Trade receivables (note 20) 873 1,380 

Other receivables (note 18 & 20) 20,271 18,277 

Cash and cash equivalents 28,009 24,653 

Total financial assets 49,153 44,310 

   

Financial liabilities measured at amortised cost:   

Loan payable (note 24) 543,248 458,251 

Trade creditors (note 22) 9,408 7,520 

Other creditors 66,372 41,991 

Total financial liabilities 619,028 507,762 

 

The organisation's policy on treasury management, capital structures, cash flow and liquidity are set out 
on page 11 in the Strategic Report. 
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27. Financial instruments (continued) 
 Group 
The organisation's financial liabilities are sterling denominated. The interest rate 
profile of the organisation's financial liabilities (loans and finance leases) at 31st 
March was: 

2026 
£’000 

2025 
£’000 

   

Floating rate 209,474 154,887 

Fixed rate 333,775 303,364 

 543,249 458,251 

 

 2026 
£’000 

2025 
£’000 

Financial Derivatives:   

Derivative Financial Asset 4,949 - 

Derivative Financial Liability - - 

 4,949 - 

The Group uses SONIA interest rate swaps, including Loan‑Linked ISDAs, to manage exposure to 
variability in cash flows on floating rate borrowings. These derivatives are designated as cash flow hedges 
and are measured at fair value at the reporting date. 

 
28. Obligations under operating leases 

The Group leases out some of its land and buildings to other organisations. Receipts are accounted for in 
the month in which they are receivable. The future minimum lease receipts under non-cancellable operating 
leases are as follows: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



NOTES TO THE FINANCIAL STATEMENTS (continued) 

Onward Group Limited 

81 
 

28. Obligations under operating leases (continued) 

 Group 

 Land and buildings 

 2026 
£’000 

2025 
£’000 

Leases expiring:   

Within one year 961 954 

In the second to fifth years 3,721 3,618 

In more than five years 1,088 1,927 

At end of the year 5,770 6,499 

During the year £1,024,000 was recognised as income in the statement of comprehensive income in 
respect of operating leases receivable (2025: £989,000). 

 

The Group holds some of its office equipment on operating leases and contract hires some of its motor 
vehicles. Payments are accounted for in the month in which they fall due. The future minimum lease 
payments under non-cancellable operating leases are as follows: 

 Group 

 Vehicles and equipment Land and buildings 

 2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

Leases expiring:     

Within one year 2,594 2,651 691 717 

In the second to fifth years 662 2,688 1,135 1,826 

In more than five years - - 1,042 1,042 

At end of the year 3,256 5,339 2,868 3,585 

During the year £4,226,000 was recognised as an expense in the statement of comprehensive income 
in respect of operating leases (2025: £4,329,000). 

 

29. Provisions for liabilities 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

At start of the year   2,137 2,113 - - 

Additional provision in year   295 603 - - 

Transfer out of provisions   (355) (579) - - 

At end of the year   2,077 2,137 - - 
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30. Pension liabilities 

   Group Association 

   2026 
£’000 

2025 
£’000 

2026 
£’000 

2025 
£’000 

At start of the year   5,145 12,861 - - 

Net interest on pension liabilities   248 568 - - 

Transfers to reserves (actuarial gain in period)  (2,221) (4,321) - - 

Contributions in period   (3,325) (4,108) - - 

Administration expenses   304 23 - - 

Current service costs in the period   - 31 - - 

Past service costs in the period   24 91 - - 

Settlement gain   - - - - 

At end of the year   175 5,145 - - 

The pension liabilities for the Association are included in the consolidated pension disclosures in note 38. 

This note shows the summary position of the combined OPP and LGPS schemes which the Group 
participates in. 
 
 

31.  Non-equity share capital 

 Association 

 2026 
£ 

2025 
£ 

Shares of £1 each fully paid and issued:   

At start of the year 7 8 

Shares issued in the year - - 

Cancelled during the year -   (1) 

At end of the year 7 7 

The Association’s shares are not transferable or redeemable. Payments of dividends or other benefits 
are forbidden by the Association’s rules and by the Housing Association Acts. 
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32. Transactions with related parties 
During the year the parent company, Onward Group Limited, transacted with its subsidiary undertakings 
as set out below. There are no guarantees given over and above the normal trading terms set out in the 
intra-group agreement. There is no provision required for uncollectible balances and no bad debt expense 
is required. 

 Association 

 2026 
£’000 

2025 
£’000 

Recharge by subsidiary   

Onward Homes Limited (regulated) 3,951 5,276 

Onward Repairs Limited (non-regulated) 64 61 

Contour Property Services (non-regulated) 42 98 

Atrium City Living (non-regulated) 1 5 

Onward Build (non-regulated) 4 18 

 4,062 5,458 

 

 Association 

 2026 
£’000 

2025 
£’000 

Recharge by service   

Management services 4,062 5,458 

 4,062 5,458 

Management services are non-salary related corporate recharges which include IT costs, human 
resources, finance costs, marketing, and communication costs etc. 

 

 Association 

The Association received charges from: 2026 
£’000 

2025 
£’000 

Recharge from subsidiary   

Onward Homes Limited 522 564 

 522 564 

 

 Association 

Debtors falling due within one year (note 20) 2026 
£’000 

2025 
£’000 

Onward Repairs Limited (non-regulated) 17 106 

Contour Property Services Limited (non-regulated) - 20 

Onward Build (non-regulated) 1 12 

Atrium City Living Limited (non- regulated) - 3 

 18 141 
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32.Transactions with related parties (continued) 
 

 Association 

Creditors: amounts falling due within one year (note 22) 2026 
£’000 

2025 
£’000 

Contour Property Services Limited (non-regulated) 73 - 

Onward Homes Limited (regulated) 2,668 3,474 

 2,741 3,474 

All transactions with related parties are provided and received at cost and are apportioned in accordance 
with an agreed group recharge methodology. The recharge methodology recharges costs mainly on the 
basis of time, headcount or service usage. Transactions with Atrium, Contour Property Services and 
Onward Repairs (non-regulated) are based on a cost recovery basis. 

During the year there were no tenant board members in Onward Group Limited. 

 

33. Capital commitments 

 Group 

 2026 
£’000 

2025 
£’000 

Capital expenditure contracted for but not provided for in the financial 
statements general balance 97,553 148,339 

Capital expenditure authorised by the Board but not yet contracted for general 
balance 127,400 131,492 

Capital expenditure commitments are funded through grant funding (Homes England Affordable Homes 
Programme) and recycled grant, £33,958,413 and cash from approved loan agreements and retained 
surpluses, £190,984,449. 

 
34. Impairment 

Under FRS102 the Association is required to perform impairment tests on its housing stock so that 
properties are not shown at an amount exceeding their recoverable amount.  At the year end, a review of 
impairment indicators was carried out and considered by the Board. As a result of this review, an 
impairment of £1.426m was identified in respect of two investment properties classified as held for sale 
(2024: £nil). No other impairments were identified. 

 
 

35. Analysis of changes in net debt 

 
  At 1 April 

2025 
 

£’000 

Cash 
Flows 

 
£’000 

Other 
non cash 
changes 

£’000 

At 31 
March 

2026 
£’000 

Cash and cash equivalents       

Cash    24,653 3,356 - 28,009 

Bank loans   (176,488) (83,007) (749) (260,244) 

Other loans   (15,576) 1,089 (5) (14,492) 

Bond liabilities  (256,498) - (293) (256,791) 

Total   (423,909) (78,562) (1,047) (503,518) 
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36. Cash flows generated from operating activities  
  Group 

 Notes 
2026 
£’000 

 2025 
£’000 

Surplus for the year  19,319 13,307 

Adjustments for non-cash items:    

Depreciation of tangible fixed assets (Housing   
properties and other) 

14 & 17 26,799 22,706 

Impairment and stock write off 19 (1,426) (2,881) 

Surplus on sale of fixed asset housing properties 6 (4,636) (8) 

Proceeds from sale of fixed asset housing properties 6 12,080 6,632 
Amortisation of deferred Government Grant 25 (6,211) (5,851) 

Government grant recognised in income in year 25 (10) (350) 

Movement in stock 14 & 19 7,741 15,693 

Movement in trade and other debtors 20 (1,914) (814) 

Movement in trade and other creditors 22 16,905 7,115 

Movement in provisions 29 60 24 

Pension costs less contributions payable 30 (2,749) (3,395) 

Interest receivable 11 (460) (462) 

Interest payable 12 14,996 13,250 

Change in value of investment property 15 (189) (1,618) 

Share of joint venture loss/(profit) 15 - 110 

Cash from operations  80,305 63,457 

Taxation paid 13 - - 

Net cash generated from operating activities  80,305 63,457 

 
37. Contingent liabilities 

The association had no contingent liabilities at 31st March 2026 (2025: £nil). 
 

38. Pension costs  
 

Summary     
 

 OPP GMPF MPF Total 
£'000 £'000 £'000 £'000 

At start of the year 6,049 (916) 12 5,145 
Net interest on pension liabilities 274 (26) - 248 
Transfers to reserves (actuarial gain in period) (2,361) 140 - (2,221) 
Contributions in period (3,300) (25) - (3,325) 
Administration expenses - - - 304 
Current service costs in the period - 24 - 24 
Past service costs in the period - - - - 
At end of the year 966 (803) 12 175 
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38. Pension costs (continued)  
The Association participated in the Social Housing Pension Scheme (the Scheme), a multi-employer 
scheme which provides benefits to some 500 non-associated employers. The Scheme is a defined benefit 
scheme in the UK.  
 
On 1 July 2023, Onward transferred its share of assets and liabilities in the Social Housing Pension Scheme 
(SHPS) multi-employer scheme to a defined benefit scheme sponsored by Onward, the Onward Pension 
Plan (OPP). There are no participating employers outside of the Onward Group. 
 
Benefits in the OPP for transferring members are identical to SHPS. Onward closed the defined benefit 
section in SHPS on 31 March 2016 and only operates a defined contribution scheme for future benefit 
contributions, the Onward Defined Contribution Pension Scheme run by Aviva. 
 
The OPP is a trust-based defined benefit pension scheme. The Trustee is responsible for running the OPP 
in accordance with it’s trust Deed and Rules, which sets out their powers. The Trustee of the OPP is 
required to act in the best interests of the beneficiaries of the OPP.  
 
The OPP 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 OPP’s interim Schedule of Contributions states that Onward will pay deficit contributions of £3.3m per 
annum less any expenses paid directly by Onward.  
 
The OPP will pay any remaining administration expenses and all levies, including the PPF levy. 
 
The Board is aware of the Court of Appeal judgment in Virgin Media Limited v NTL Pension Trustees II 
Limited, which upheld the High Court's decision regarding amendments made to contracted-out defined 
benefit pension schemes between 6 April 1997 and 5 April 2016. The judgment established that certain 
amendments affecting section 9(2B) rights may be invalid where the statutory actuarial confirmation 
required under section 37 of the Pension Schemes Act 1993 was not obtained. 
In response to the judgment, the Government announced on 5 June 2025 that legislation would be 
introduced to enable affected pension schemes to obtain retrospective actuarial confirmation that historical 
benefit amendments met the relevant statutory requirements. Draft legislative provisions have 
subsequently been published setting out a framework through which affected schemes may validate 
potentially impacted amendments. 
 
The Board understands that the trustees of the relevant pension schemes and their advisers continue to 
assess the implications of the judgment and the proposed legislative remedy. Based on information 
currently available, and subject to the successful application of the legislative solution and any required 
actuarial confirmations being obtained, the Board does not currently expect a material impact on the 
valuation of the scheme liabilities recognised in these financial statements. However, uncertainty remains 
pending enactment of the legislation and completion of the trustees' review. 
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38. Pension costs (continued)  
a) Onward Pension Plan  

 

 Group Association 
Assumptions 2026 2025 2026 2025 
Inflation 2.90% 2.80% - - 
Rate of discount on scheme 6.40% 6.00% - - 
Rate of salary increase 3.90% 3.80% - - 
Rate of increase of pensions 2.90% 2.80% - - 
Life expectancy male non-pensioner 22.3 21.7 - - 
Life expectancy female non-pensioner 24.8 24.5 - - 
Life expectancy male pensioner 21.1 20.4 - - 
Life expectancy female pensioner 23.3 23.0 - - 

 
The OPP’s membership data as at 30 June 2023 has been valued using assumptions as at 31 March 
2026 by a qualified independent actuary.  

 
The fair value of the schemes’ assets at 31 March 2026, which are not intended to be realised in the 
short term and may be subject to significant change before they are realised, and the present value 
of the scheme’s liabilities, which are derived from cash flow projections over long periods and are thus 
inherently uncertain, were: 
 

 Group Association 

 2026 2025 2026 2025 
£’000 £’000 £’000 £’000 

Fair value of assets 70,397 68,137 - - 
Present value of liabilities (71,363) (74,186) - - 

Deficit in the scheme (966) (6,049) - - 
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38. Pension costs (continued) 
a. Onward Pension Plan (continued) 

The market value of the assets of the scheme and the expected long term rates of return at 31 March were: 
 

 

 2026 2025 
£’000 £’000 

Market value   

Insurance-Linked Securities - - 
Property - - 
Cash 1,931 3,182 
Gilts 24,672 26,312 
Equity Options 699 6,819 
Gilt Swaps 119 (1,822) 
Inflation Swaps 149 (331) 
Interest Rate Swaps (375) 363 
Liquidity Fund - - 
Strategic Income - - 
Private Markets 12,751 12,392 
Credit Fund 22,054 21,222 

Total 70,397 68,137 

 
 

 Group Association 

 2026 2025 2026 2025 
£’000 £’000 £’000 £’000 

Analysis of the amount charged to operating 
surplus 

  
  

Current service cost 4,076 3.621 - - 
Past service cost / (gain) (4,350) (4,199) - - 

Total operating charge (274) (578) - - 
 

 
  Group Association 

  2026 2025 2026 2025 
Analysis of the amount credited to other finance 
income £’000 £’000 £’000 £’000 

Expected return on pension assets 4,076 3,621 - - 
Interest on pension liabilities (4,350) (4,199) - - 

Net Return (274) (578) - - 
 

 

 

 

 

 



NOTES TO THE FINANCIAL STATEMENTS (continued) 

Onward Group Limited 

89 
 

38. Pension costs (continued) 
  

 Group Association 
 2026 2025 2026 2025 

 £’000 £’000 £’000 £’000 
Movement in (deficit) during the year     
Deficit in schemes at the start of the year (6,049) (13,568) - - 
Bulk transfer of scheme deficit from SHPS - - - - 
Contributions 3,300 4,083 - - 
Return on assets excluding interest income (1,389) (8,025) - - 
Interest income/(cost) (274) (578) - - 
Administration expenses (304) (23) - - 
Actuarial gain/(loss) in SCI 3,750 12,062 - - 

Deficit in scheme at end of the year  (966) (6,049) - - 

 

  Group Association 
2026 2025 2026 2025 

 £’000 £’000 £’000 £’000 
Amount recognised in the Statement of 
Comprehensive Income     
Actual return less expected return on pension scheme 
assets (1,389) (8,025) - - 
Experienced gains/(losses) arising on the scheme 
liabilities. (475) 2,256 - - 
Change in assumptions underlying the present value of 
scheme liabilities 4,225 9,806 - - 

Actuarial (loss) recognised in SCI 2,361 4,037 - - 

 

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

  Group Association 
  2026 2025 2026 2025 

 £’000 £’000 £’000 £’000 

History of experienced surpluses and deficits     
Difference between actual and expected returns on 
assets (1,389) (8,025) - - 
% of scheme assets  (2.0%) (11.8%) - - 
Experienced (losses)/gains on liabilities  (475) 2,256 - - 
% of scheme liabilities  (0.1)% 3.0% - - 
Total amount recognised in SCI  2,361 4,037 - - 
% of scheme liabilities 3.3% 5.4% - - 
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38. Pension costs (continued) 
 
 

 Group Association 
 2026 2025 2026 2025 

 £’000 £’000 £’000 £’000 
Reconciliation of assets   

  
Initial recognition of multi-employer defined benefit 68,137 72,298 - - 
Assets bulk transfer from SHPS - - - - 
Employer contributions 3,300 4,083 - - 
Benefits paid (3,423) (3,817) - - 
Administration expenses (304) (23) - - 
Interest Income 4,076 3,621 - - 
Expected return on plan assets (1,389) (8,025) - - 
Assets at end of year 70,397 68,137 - - 

 
       Group Association 

 2026 2025 2026 2025 
 £’000 £’000 £’000 £’000 

Reconciliation of liabilities   
  

Initial recognition of multi-employer defined benefit 74,186 85,866 - - 
Defined benefit obligation bulk transfer from SHPS - - - - 
Interest cost 4,350 4,199 - - 
Benefits paid (3,423) (3,817) - - 
Actuarial (gain) / loss (3.750) (12,062) - - 
Benefit obligation at end of year 71,363 74,186 - - 
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38. Pension costs (continued) 

 
b) Local Government Pension Scheme 

 
The major assumptions used in this valuation for Greater Manchester Pension Fund is as follows. 

 

Assumptions 2026 2025 

Inflation 3.00% 2.75% 

Rate of discount on scheme 6.20% 5.80% 

Rate of salary increase 4.50% 3.55% 

Rate of increase of pensions 3.00% 2.75% 

Life expectancy male non-pensioner 23.5 21.8 

Life expectancy female non-pensioner 26.2 25.6 

Life expectancy male pensioner 20.4 20.0 

Life expectancy female pensioner 23.9 23.3 

Mortality assumptions (normal health)   

Basis Vita curves CMI 2023 model Vita curves CMI 2022 model 

Non-retired members 

CMI 2023 model, with a 15% 
weighting of 2023 (and 2022) 
data, a 0% weighting of 2021 

(and 2020) data, standard 
smoothing (Sk7), initial 

adjustment of 0.25% and a long 
term rate of improvement of 

1.5% p.a.. 

CMI 2022 model, with a 25% 
weighting of 2022 data, a 0% 
weighting of 2021 (and 2020) 
data, standard smoothing 
(Sk7), initial adjustment of 
0.25% and a long term rate of 
improvement of 1.5% p.a.. 

Retired members 

CMI 2022 model, with a 15% 
weighting of 2023 (and 2022) 
data, a 0% weighting of 2021 

(and 2020) data, standard 
smoothing (Sk7), initial 

adjustment of 0.25% and a long 
term rate of improvement of 

1.5% p.a. 

CMI 2022 model, with a 25% 
weighting of 2022 data, a 0% 
weighting of 2021 (and 2020) 

data, standard smoothing 
(Sk7), initial adjustment of 

0.25% and a long term rate of 
improvement of 1.5% p.a. 

 

 2026 
£’000 

2025 
£’000 

Fair value of assets 1,995 2,006 

Present value of liabilities (1,613) (1,563) 

Surplus/(Deficit) in the scheme 342 443 

 
The variance in the scheme surplus is due to the Contour Homes transfer and is not considered 
material. 
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38. Pension costs (continued)  
 
The market value of the assets of the scheme and the expected long term rates of return at 31 March 
were as follows. 
 

 2026 
£’000 

2025 
£’000 

Market value   

Equities 1,257 1,263 

Government Bonds 359 361 

Property 180 181 

Cash/liquidity 199 201 

Total 1,995 2,006 

 
 
 

 2026 
£’000 

2025 
£’000 

Analysis of the amount charged to operating surplus   

Current service cost 24 31 

Past service cost (including curtailments) - 91 

Total operating charge 24 122 

 

 2026 
£’000 

2025 
£’000 

Analysis of the amount credited to other finance income   

Expected return on pension assets 116 93 

Interest on pension liabilities (90) (83) 

Net return 26 10 

 
 

 2026 
£’000 

2025 
£’000 

Movement in (deficit) during the year   

Deficit in schemes at start of the year 904 707 

Movement in year:   

Current service cost (24) (31) 

Past service cost (including curtailments) - (91) 

Contributions 25 25 

Expected return on plan assets 116 93 

Interest on pension liabilities (90) (83) 

Actuarial gain / (loss) in SCI   (140) 284 

Deficit in schemes at end of the year  791 904 
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38. Pension costs (continued) 
 
 

 2026 
£’000 

2025 
£’000 

Amount recognised in the Statement of Comprehensive Income   

Actual return less expected return on pension scheme assets 85 (16) 
Change in assumptions underlying the present value of scheme 
liabilities (225) 300 

Actuarial gain/(loss) recognised in SCI (140) 284 

 
 2026 2025 

History of experienced surpluses and deficits   

Difference between actual and expected returns on assets (£'000) 85 (16) 

% of scheme assets 4.30% (0.80%) 

Total amount recognised in SCI (£'000) (140) 284 

% of scheme liabilities  8.70% 18.30% 

c)  

 2026 
£’000 

2025 
£’000 

Reconciliation of assets   

Assets at start of year 814 704 

Employer contributions 25 25 

Employee contributions 13 13 

Benefits paid (38) (5) 

Expected return on plan assets 116 93 

Remeasurement of assets (167) (16) 

Settlement on exit - - 

Assets at end of year 763 814 

 
 

 2026 
£’000 

2025 
£’000 

Reconciliation of liabilities   

Benefit obligation start of year (91) (4) 

Operating charge 24 122 

Interest cost 90 83 

Employee contributions 13 13 

Benefits paid (38) (5) 

Actuarial gain/(loss) (27) (300) 

Settlement on exit - - 

Benefit obligation at end of year (29) (91) 
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39. Post Balance Sheet Events  
There are no post balance sheet events to report. 
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