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Key financial highlights:
• EPRA net assets: £233.9m as at 

30 September 2019, a 13.2% increase 
from £206.7 million at 30 June 2018

• EPRA net assets per share as at 
30 September 2019: 113.69p (30 June 
2018: 102.28p)

• Revenue for the 15-month period ended 
30 September 2019: £147.9m (year to 30 
June 2018: £147.4m)

• Profit before tax for the 15-month period 
to 30 September 2019: £25.0m (year to 30 
June 2018: £19.3m)

• Net gearing as at 30 September 2019: 
93.9% (30 June 2018: 56.0%)

• Net gearing on EPRA NAV basis as at 
30 September 2019: 65.1% (30 June 2018: 
38.6%)

• Second interim dividend for the 15-month 
period to 30 September 2019: 2.25p per 
share (year to 30 June 2018: 1.55p per 
share)

Introduction
On 6 June 2019, the Group changed its 
accounting reference date from 30 June 
to 30 September so that its reporting 
timetable was more closely aligned to value 

recognition and the operational cycles of 
the business. Consequently, the current 

period presented is 15 months and 
the comparative information is for 12 
months throughout this report.

Over the past 15 months, the Group 
has made significant and tangible 
progress across its key performance 
segments which include its land 
activities, the provision of planning 
and management services 
to investors, and its private 
housebuilding and partnership 
activities.

During the 15-month period to 30 
September 2019, the Group has 
continued to create substantial 
shareholder value from increasing 

its land portfolio and adding value through 
planning, as well as expanding both its private 
housebuilding and partnership housing 
programmes. 

Operational performance
Revenue for the period to 30 September 
2019 was £147.9m (year ended 30 June 2018: 
£147.4m). The small increase is due to lower 
revenues being generated from the sale 
of residential plots and a reduced number 
of private homes being completed during 
the period. This is due to the nature of our 
construction programme on a number of our 
large-scale apartment developments, where 
legal completions can only be achieved on 
handover of completed blocks.

The Group sold 532 plots excluding joint 
ventures (year ended 30 June 2018: 837 
plots) for £29.2m (year ended 30 June 2018: 
£59.3m) and 130 private homes, excluding 
joint ventures and sale of reversionary 
freeholds (year ended 30 June 2018: 242 
private homes) for £32.5m (year ended 30 
June 2018: £70.2m). The average selling price 
of our homes was £250,000 (year ended 30 
June 2018: £293,000). The reduction is due to 
a change of mix of houses and apartments 
sold as well as the locations of the homes 
sold. Our net reservation rate per active outlet 
during the period was 0.73 (year ended 30 
June 2018: 1.34).

The housing market has seen a marked 
improvement since the decisive outcome of 
the general election. Despite the nature of 
the eventual Brexit deal, the sales expectation 
indicators point towards a more upbeat trend 
in the housing market.

The Government’s Help to Buy initiative 
continues to be a significant factor in the 
market with 65% (year ended 30 June 2018: 
58%) of our homes sold (including joint 
ventures) using this scheme. Our forward 
sales of homes reserved and exchanged 
at 30 September 2019 amounted £26.0m. 
In addition, we have forward sold a hotel 
under construction at our development in 

The Group has made significant and tangible progress 
across its key performance segments which include 
its land activities, the provision of planning and 
management services to investors and its private 
housebuilding and partnership housing activities.”
Nishith Malde
Group Finance Director
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Bournemouth for £13.3m.

Revenue from our partnership housing 
programme increased to £62.6m (year 
ended 30 June 2018: £12.0m). The Group 
has created a platform to use its land 
bank to grow this part of the business 
quite significantly as it balances exposure 
to market risk and provides regular cash 
flow, requires no debt and deploys a limited 
amount of equity. 

A growing part of the Group’s business 
is procuring sites and providing planning 
and management services to investors in 
the property sector. The Group typically 
enters into a planning and management 
services agreement with the investors which 
includes procuring the opportunity to acquire 
brownfield land, adding value by managing 
the planning process and proposing a 
disposal plan for the consented site. This 
activity enables Inland Homes to earn 
substantial fees with a significantly reduced 
injection of equity and debt exposure. This 
part of the business will generate significant 
operating margins for the Group as a result 
of the minimal direct costs attributable to 
this activity. It also assists in the expansion 
of our partnership housing activity as the 
land can be sold to housing associations with 
a construction contract for Inland Homes. 
Management fees increased to £18.6m 
(year ended 30 June 2018: £2.4m) during the 
period.

The Group’s gross margin improved to 22.0% 
(year ended 30 June 2018: 21.6%) and its 
operating margin increased substantially to 
22.1% from 15.9%, predominantly due to the 
sale of our beneficial interest in Cheshunt 
Lakeside Developments Limited (CLDL) 
explained further below. Profit before tax was 
£25.0m (year ended 30 June 2018: £19.3m).

Administrative expenses have increased from 
£9.4m to £15.7m and this predominantly 
reflects investment made in our staff, with 
the average number of employees increasing 
from 93 to 138, and total employee numbers 
increasing from 105 as at 30 June 2018 to 161 
on 30 September 2019. As stated above, the 
expansion in our overhead base has set us up 
to meet our strategic growth objectives.

The Group had a put and call option 
arrangement to purchase its 50% joint 
venture partner’s share in CLDL, a company 
that owns the former Tesco’s headquarters 
site in Cheshunt, Hertfordshire. Certain 
conditions were attached to the options 

which needed to be met in order for either 
side of the option to be exercised. Taking 
into account the Group’s present ability to 
exercise the option, the Group considered 
that together the 50% direct holding and the 
put and call option gave the Group control 
over the company from 6 June 2019, and 
consequently consolidated 100% of CLDL 
from this date. On 22 September 2019, the 
Group exercised its option and the related 
liability of £13.7m is included within other 
creditors as at the period end date and was 
settled on 25 October 2019. On 30 September 
2019 the Group also entered into a contract 
with a third party to transfer its existing 50% 
beneficial interest in the company. The gain 
recognised on disposal was £12.6m.

Finance costs
The Group’s finance costs comprise mainly 
of interest on land and development finance, 
non-utilisation fees, interest rolled up on the 
Zero Dividend Preference shares (ZDPs) and 
amortisation of arrangement fees. Interest 
on development funding is capitalised where 
required by IAS 23.

Total finance costs increased from £6.2m to 
£10.7m; a reflection of increased borrowings 
to fund the rise in work in progress from 
£136.2m to £192.4m and financing CLDL to 
repay our £15m of the loan of £16.8m from 
our former joint venture partner. Interest on 
bank and non-bank borrowings amounted 
to £7.5m (year ended 30 June 2018: £4.4m), 
amortised loan arrangement and other fees 
was £1.7m (year ended 30 June 2018: £0.7m) 
and the finance cost relating to the ZDPs was 
£1.5m (year ended 30 June 2018: £1.1m). 
The funding costs capitalised into work in 
progress was £1.3m (year ended 30 June 
2018: £1.1m).

Taxation
The Group is domiciled in the United 
Kingdom and does not make use of any 
tax structure that is not domiciled in the 
United Kingdom.

The total tax charge of £0.4m combines 
a current taxation charge of £1.1m and a 
deferred tax credit of £0.7m and represents 
an effective rate of 1.6% of the profit before 
tax. The current corporation tax rate is 19% 
and the principal difference arises due to 
the gain on disposal of our 50% beneficial 
interest in CLDL being exempt from 
corporation tax, as an over provision in prior 
periods and a deferred tax credit arising due 
to capital losses brought forward. Refer to 

note 12 in the Financial Statements for more 
information.

Earnings per share and 
dividends
Basic earnings per share increased to 11.79p 
(year ended 30 June 2018: 7.64p) signifying 
the increase in operating profit during the 
period. The weighted average number of 
shares in issue during the period was 205.3m 
(year ended 30 June 2018: 201.6m).

Based on the strong results for the period 
ended 30 September 2019, the Board has 
declared a second interim dividend of 2.25p 
per ordinary share. Together with the first 
interim dividend of 0.85p paid on 3 July 
2019, this makes a total dividend of 3.10p 
for the period (year ended 30 June 2018: 
2.20p). A final dividend for the period ended 
30 September 2019 will not be proposed. The 
second interim dividend is expected to be 
paid on 12 June 2020 to those shareholders 
on the register at the close of business on 
21 February 2020. The ex-dividend date is 
20 February 2020.

Total shareholder return
Inland Homes plc’s share price has increased 
31.1% over the past 27 months (from 60.25p 
per share at 30 June 2017 to 79.00p per 
share at 30 September 2019) and 17.0% 
over the 15 months to 30 September 2019 
(from 67.50p per share at 30 June 2018 to 
79.00p per share at 30 September 2019). 
Combined with dividends paid during the 
period of 2.4p per share, the share price 
movement has resulted in a total shareholder 
return of 20.6% for the 15-month period 
to 30 September 2019. This compares to a 
19.4% fall in the FTSE AIM All Share index.

Balance sheet
Net assets at 30 September 2019 were 
£162.2m (30 June 2018: £142.4m), an 
increase of 13.9%, mainly due to retained 
earnings. This equates to net assets per 
share of 78.8p (30 June 2018: 75.3p). The 
EPRA net asset value per share at 30 
September 2019 was 113.69p (30 June 
2018: 102.28p). The EPRA NAV per share 
increased during the period due to the profit 
after tax for the period and the planning 
consents received for the Group’s two major 
projects at Wilton Park in Beaconsfield, 
Buckinghamshire and Cheshunt Lakeside 
in Cheshunt, Hertfordshire. Details of these 
projects are set out in the Operations Review 
on pages 34 to 41.

www.inlandhomesplc.com
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Finance Director’s review 
CONTINUED

Net asset value and net asset value per share (unaudited)
The calculation of EPRA net asset value is set out below:

Net asset value per share

At
30 September

2019
’000

At 
30 June

2018
’000

Shares in issue  207,366  204,551 
Less shares held in:
– EBT  (1,627)  (1,627)
– Treasury  –  (825)
For use in basic measures  205,739  202,099 
Dilutive effect of:
– share options  2,018  1,837 
– deferred bonus shares  1,527  1,823 
– growth shares  2,285  5,100 
For use in diluted measures  211,569  210,859 

£m
Undiluted

p
Diluted

p

At 30 September 2019
Net assets attributable to equity shareholders  162.2 78.84 76.67
Adjustment for:
Revaluation of projects 69.7
Deferred tax on investment property revaluation 2.0
EPRA net asset value 233.9 113.69 110.55
Adjustment for:
Deferred tax on investment property revaluation (2.0)
Deferred tax on project revaluation (11.8) 
EPRA triple net asset value 220.1 106.98 104.03

At 30 June 2018
Net assets attributable to equity shareholders 142.4 70.46 67.53
Adjustment for:
Revaluation of projects 61.0
Deferred tax on investment property revaluation 3.3
EPRA net asset value 206.7 102.28 98.03
Adjustment for:
Deferred tax on investment property revaluation  (3.3)
Deferred tax on project revaluation  (11.6)
EPRA triple net asset value 191.8 94.91 90.97

The Directors are required to make an 
assessment of the fair value of its trading 
properties when determining EPRA NAV. For 
undeveloped sites (both owned and options) a 
residual valuation is carried out to determine 
the anticipated value of the site with planning. 
This is then subject to a discount ranging 
between 0% and 80% to reflect the planning 
prognosis of the relevant site.

There is not a ready market for sites where 
construction has commenced. The Directors 
have therefore assumed that fair value 
equates to carrying value for such sites 

unless the site is forecast to make a margin 
in excess of 16% in which case a fair value 
adjustment is made to demonstrate the 
residual land value uplift. 

In several transactions in October and 
November 2017, the Group purchased 
1,000,000 of its own shares to be held in 
treasury. On 18 January 2018, 175,000 shares 
were transferred from the treasury reserve 
to satisfy employee share options exercised 
within the terms of the Company’s share 
option scheme. 
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During the period ended 30 September 
2019, the Group purchased 200,000 shares. 
On 24 October 2018, 849,241 shares were 
transferred from the treasury reserve to 
satisfy employee share options exercised 
within the terms of the Company’s share 
option scheme. In several transactions 
during August and September 2019, the 
Group sold 175,759 shares. At 30 September 
2019, no shares were held in treasury.

Amounts included for the growth shares are 
those where the performance conditions 
have been satisfied. On 6 April 2018, Paul 
Brett transferred 79 vested LTIP shares to the 
Company in exchange for the issue of 896,689 
shares in the Company. On 19 July 2018, 
Stephen Wicks transferred 248 vested LTIP 
shares to the Company in exchange for the 
issue of 2,814,924 shares in the Company as 
referred to in the Remuneration Committee 
report on pages 59 to 63.

As at 30 September 2019, the Group’s 
investment properties comprised principally 
of 86 existing residential properties at Wilton 
Park. The Board intends to sell some these 
properties in the open market. Hence, £4.7m 
has been transferred to Assets Held for 
Sale within current assets and land valued 
at £6.3m has been transferred to work in 
progress.

Investment in joint ventures has increased 
from £0.4m to £8.0m, primarily due to the 
net effect of the deemed exercise of our call 
option to acquire our former joint venture 
partner’s share in CLDL and the transfer of 
our 50% beneficial interest in the company as 
explained above. Similarly, other receivables 
due after more than one year of £21.8m have 
increased from £11.0m, predominantly as a 
result of the transfer of our 50% beneficial 
interest in CLDL on deferred terms.

Inventories are the most significant part of 
the Group’s net assets, and increased from 
£136.2m to £192.4m. This has been driven 
by the growth in the land bank from 6,870 
plots to 7,796 plots as well as an increase in 
work in progress on large-scale apartment 
developments under construction.

The Group is owed £32.8m from CLDL which 
represents the major part of amounts due 
from joint ventures. The site at Cheshunt 
Lakeside secured planning consent for 
1,253 residential plots and 52,797sqft of 
commercial and educational space during the 
period and the joint venture has commenced 
pre-construction works in preparation of the 
development of the site.

Net debt and borrowings
The Group funds its activities through a 
combination of equity and debt. Due to the 
increase in our land bank, work in progress 
and financing CLDL to repay £15.0m of our 
former joint venture partner’s loan, net debt 
has risen to £152.3m, (year ended 30 June 
2018: £79.7m) representing net gearing of 
93.9% (year ended 30 June 2018: 56.0%). 
Net gearing based on EPRA net assets of 
£233.9m (year ended 30 June 2018: £206.7m) 
equates to 65.1% (year ended 30 June 2018: 
38.6%). Our cash balances at 30 September 
2019 stood at £10.9m (year ended 30 June 
2018: £40.4m).

In March 2019, we agreed a revolving credit 
facility of £65.0m (including an accordion of 
£20.0m) for a term of four years, secured 
against some of our developments under 
construction. As at the end of the period, 
we had drawn down £30.2m of this facility 
leaving potential headroom of £34.8m. In 
August 2018, we extended the maturity 
date of £18.4m ZDP shares by five years to 
10 April 2024 and during the period ended 
30 September 2019 we issued a further 
3,987,000 ZDP shares raising a gross sum 
of £6.2m. The Group also has a secured 
revolving credit facility of £17.2m from a Fund 
to finance sites with and without planning 
consent. This facility, which was fully drawn 
at 30 September 2019, expires in August 2020 
and having had discussions with the Fund it 
is the Board’s intention to renew the facility.

A revolving facility of £11.5m from Homes 
England is funding our development of 457 
homes and 64,000sqft of commercial space 
at Chapel Riverside in Southampton. Phases 
one and two of this development have been 
completed with construction on phase three 
well underway. As at 30 September 2019, we 
had drawn down £7.3m of this facility.

A £24.0m revolving cash flow facility was in 
place to fund the construction of 239 homes 
at Lily’s Walk in High Wycombe. During 
the period ended 30 September 2019, we 
completed the sale of 18 homes with forward 
sales of £6.7m at the development. £23.6m 
of the facility had been drawn down at the 
period end.

Of the Group’s total borrowing facilities of 
£183.8m, 26% expire within one year from the 
balance sheet date.

In December 2019, the Group renewed a land 
facility of £26.75m secured against its site at 
Wilton Park in Beaconsfield for a period of 12 
months with stepped reductions to suit our 
plans.

On 30 January 2020, the Group arranged 
a new debt facility to be available from 
May 2020 with a term of 12 months from 
drawdown. This gives the Group increased 
flexibility if required and safeguards the 
Group against any delays in land sales.

The Group remains within the development 
and corporate covenants stated within its 
borrowing facilities and maintains excellent 
relationships with its lenders.

The sale of the large-scale apartment 
developments as well as engaging in new 
land opportunities with partners; securing 
discount to market value options on strategic 
sites and expanding the partnership housing 
activity will lead to a reduction in the Group’s 
net borrowings over the next 12 months. 
This will enable Inland Homes to grow with 
a reduced level of risk and less of its own 
equity being utilised.

Nishith Malde
Group Finance Director
30 January 2020
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