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The global uncertainty caused by the 
COVID-19 pandemic and the consequential 
measures taken by the Group have 
significantly impacted the results for the 
financial year ended 30 September 2020. 

As we approached our half-year end, 
five planned and well-advanced land 
disposals to major housebuilders worth 
£46.2m were aborted by the purchasers 
in late March following the introduction 
of national restrictions by the UK 
Government. The Group responded swiftly 
to this changing environment, taking 
various measures referred to in the 
COVID-19 case study on pages 24 and 25, 
with the principal objectives being: the 
safety of our workforce, conserving cash 
and raising new equity. 

As a result, the Group has weathered the 
storm of the global pandemic. We have 
extended existing facilities which were 
due for repayment before 31 December 
2021 and grown the asset management 
segment of the business.

Share placing
The Group raised £9.4m (net of expenses) 
in April 2020 from a placing and 
subscription of 20,750,000 new ordinary 
shares at 47.5p per share, the proceeds 
of which have improved the balance 

sheet and provided additional liquidity. 
We were delighted with the response 
from investors and welcome several new 
institutional shareholders to our register, 
as well as many new retail shareholders 
via PrimaryBid.

Operational performance
Although the severe impact of COVID-19 
reduced the Group’s revenue for the 
year to 30 September 2020 to £124.0m 
(fifteen-month period to 30 September 
2019: £147.9m), the run rate was better 
than the previous period. 

The Group achieved housebuilding 
revenue of £23.8m (fifteen-month period 
to 30 September 2019: £34.5m) from 
the completion of 96 private home sales 
(fifteen-month period to 30 September 
2019: 130), excluding those via joint 
venture and bulk sales to Build to Rent 
(BTR) operators. The average selling price 
decreased to £240,000 (fifteen-month 
period to 30 September 2019: £250,000) 
due to a change of sales mix between 
houses and apartments sold, as well as 
price differences in different geographic 
locations. 130 homes were completed by 
our joint ventures at an average price of 
£322,000 (2019: 71 homes; £300,000). In 
addition, our joint venture at Lily's Walk, 

High Wycombe completed the sale of 123 
homes to a BTR fund on a forward-funding 
basis with completion due in March 2021. 
Contracts were also exchanged to sell 85 
homes to a BTR operator for delivery in 
March 2022. 

Our weekly net reservation rate per 
active sales outlet was 0.69 for the year 
(fifteen-month period to 30 September 
2019: 0.73); however, this increased 
to 1.12 homes per active sales outlet 
during the last quarter of the financial 
year, demonstrating the strength of the 
market in the areas we operate, which is 
supported by the relaxation of Stamp Duty 
Land Tax. Purchasers of 60% (fifteen-
month period to 30 September 2019: 65%) 
of our homes used the Government’s 
Help to Buy scheme. Our forward order 
book of homes and commercial buildings 
reserved and exchanged as at the year-
end amounted to £50.8m (2019: £39.3m).

The total number of plots within our land 
bank increased to 11,045. The Group 
sold 107 residential plots (fifteen-month 
period to 30 September 2019: 532 plots) 
for £21.7m (fifteen-month period to 30 
September 2019: £29.2m).

The results for the year ended 30 September 2020 are 
presented against the backdrop of two very distinct trading 
periods where the underlying conditions were radically 
different caused by the emergence and then subsequent 
worldwide impact of the COVID-19 pandemic. 
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2020 facts

£148.2m
Net debt (30 September 2019: 
£152.3m), with net gearing reduced 
to 85.5% (30 September 2019: 93.9%)

£15.7m
Cash balances (30 September 2019: 
£10.9m)

62.9%
Net gearing on EPRA NAV basis 
(30 September 2019: 65.1%)

£124.0m
Revenue (fifteen-month period to  
30 September 2019: £147.9m)

£3.7m
Profit before tax (fifteen-month period 
to 30 September 2019: £25.0m)

£235.7m
EPRA net asset value (30 September 
2019: £233.9m)

103.97p
EPRA net asset value per share 8.5% 
lower at 103.97p (2019: 113.69p) 
due to placing of 20.75 million new 
ordinary shares at a significant 
discount to NAV per share

The revenue from our partnership housing 
activity was £51.8m (fifteen-month 
period to 30 September 2019: £62.6m) 
from contracts across five sites. All but 
one partnership housing site remained 
operational during the period from 23 
March 2020 to 31 July 2020 albeit at 
lower operational capacity due to the 
stringent measures put in place for the 
safety of those working on the sites. As 
at 30 September 2020, the forward order 
book of partnership housing contract 
income was £105.8m (2019: £123.7m) with 
two new partnership and external build 
contracts secured in the last two months 
of the financial year for total revenue of 
£40.3m. The Group will continue to target 
partnership housing activity as it generally 
secures a land sale and a forward income 
stream that provides a good balance to our 
business model. 

The Group’s asset management division, 
which acts on behalf of property investors 
to procure sites and provide planning and 
management services, has grown this 
year to six live projects in Greater London 
with the potential to deliver more than 
3,100 homes. The Group generally enters 
into a planning and management services 
agreement with investors. The agreements 
set out certain programme obligations 
and associated fees that the Group would 
be entitled to. The fees would be received 
by the Group once the property assets are 
sold. During the financial year, the Group 
earned management fees of £24.4m 
(fifteen-month period to 30 September 
2019: £18.6m) from six sites. The 
transactions are structured so that they 
require significantly reduced investment 
and working capital from Inland Homes 
and are also generally non-recourse to the 
Group. These sites are sold on receipt of 
planning consent and the sale may also 
lead to a partnership housing contract for 
the Group. 

Other revenue of £2.3m (fifteen-month 
period to 30 September 2019: £3.0m) 
includes letting income from investment 
properties and short-term rents from 
brownfield sites being processed through 
the planning system. 

Gross profit reduced from £32.5m to 
£22.0m as a result of a shorter accounting 
period compared to the previous period 
and lower revenues. It is also due to 
lower margins in housebuilding, losses 
incurred in contract income and increased 
costs due to COVID-19, together with 
reduced output leading to an inefficient 
rate of absorption of site overheads and 

sales costs. Production cost increases 
also impacted on contracts. These 
increases were due to changes in building 
regulations which necessitated changes to 
design and materials used. 

The Group also wrote off £2.1m of work-
in-progress relating to aborted land 
transactions and provided for a £2.8m 
expected credit loss. These relate to 
legacy sites and controls have now been 
put in place to ensure improvements on 
future projects. At 30 September 2020, the 
project teams hold project contingencies 
within their budgets totalling £4.0m (30 
September 2019: £5.2m) and a clear focus 
for the forthcoming year is a significant 
improvement in both operational efficiency 
and commercial delivery to drive up 
gross margin in the Contract Income and 
Housebuilding segments. Increased site 
costs along with extended construction 
periods are expected to continue on the 
legacy sites and will therefore affect the 
margins for the financial year ending 
30 September 2021.

Consequently, gross margin reduced from 
22.0% to 17.7% and operating margin 
fell from 22.1% to 9.5%. During the year 
the Group sold 50% of its interest in High 
Wycombe Developments Limited (HWDL) 
at a loss of £2.0m. It is noteworthy that 
the previous period’s operating margin 
included profit of £12.6m from the sale of 
our 50% beneficial interest in Cheshunt 
Lakeside Developments Limited. 

Administrative expenses are in line 
with the prior period run rate at £12.6m 
(fifteen-month period to 30 September 
2019: £15.7m) as the Group's staff base 
had grown to 161 employees at the start 
of the financial year. Due to the economic 
uncertainties that lie ahead as a result of 
COVID-19, 25 staff were made redundant, 
resulting in additional redundancy costs. 
The Group ended the financial year with 
128 employees.

Profit before tax was down to £3.7m 
(fifteen-month period to 30 September 
2019: £25.0m). A detailed analysis by 
operating segment is shown in Note 10 to 
the Financial Statements on page 99.

Net finance costs
Finance costs of £9.2m (fifteen-month 
period to 30 September 2019: £9.4m) 
comprised principally bank and other loan 
interest, amortisation of arrangement 
fees and exit fees, non-utilisation fees and 
interest rolled up on the Zero Dividend 
Preference shares (ZDPs). 

On 6 June 2019, the Group changed its accounting reference date from 30 June to 
30 September. Consequently, the current period is a year to 30 September 2020 and 
comparative information is for the fifteen-month period to 30 September 2019.
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Finance income of £1.1m (fifteen-month 
period to 30 September 2019: £1.7m) 
includes interest from joint ventures and 
associates, other interest receivable and 
notional interest income on long-term 
receivables. Interest on development 
funding is capitalised where required  
by IAS 23.

The increased net finance costs are a 
reflection of the level of gross borrowings 
during the year. Interest on bank and 
non-bank borrowings amounted to £6.2m 
(15-month period to 30 September 2019: 
£7.5m), amortised loan arrangement and 
other fees were £2.3m (15-month period 
to 30 September 2019: £1.7m) and the 
finance cost relating to the ZDPs was 
£1.5m (15-month period to 30 September 
2019: £1.5m). The funding costs 
capitalised into work-in-progress were 
£0.8m (15-month period to 30 September 
2019: £1.3m).

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 £1.4m combines 
a current taxation charge of £0.9m and 
a deferred tax charge of £0.5m and 
represents an effective rate of 37.8% 
of the profit before tax. The current 
corporation tax rate is 19% and the 
difference between the expected tax 
charge and the actual tax charge is 
mainly due to the loss on the disposal of 
controlling interest in subsidiary and the 
interest accrued on the ZDPs which are 
disallowed for tax purposes.

Earnings per share and dividends
Basic earnings per share fell from 11.79p 
to 0.79p, reflecting a combination of the 
lower profit after tax and the dilution 
resulting from the issue of 20.75 million 
new ordinary shares in May 2020. 

Given the uncertainties caused by the 
impact of COVID-19 and the need for 
prudent cash management, the Board 
cancelled the second interim dividend 
of 2.25p per share that was due to be 
paid on 12 June 2020, resulting in a cash 
saving of £4.6m. The Board is presently 
minded to resume the payment of 
dividends in the current financial year, 
provided there is no further deterioration 
in the land and housing market caused by 
the COVID-19 pandemic or otherwise.

Balance sheet
The Group’s net assets have increased 
from £162.2m to £173.3m at 30 
September 2020 predominantly due 
to the profit after tax and a placing of 

20.75m new ordinary shares in May 
2020 at 47.5p per share. The EPRA net 
asset value at 30 September 2020 was 
£235.7m (30 September 2019: £233.9m). 
Net asset value per share fell from 78.8p 
to 76.5p and the EPRA net asset value 
per share reduced to 104.0p per share 
(30 September 2019: 113.7p) due to the 
ordinary shares issued in the fund raising 
during the year.

The Board is required to assess the 
fair value of its sites held in current 
assets when determining EPRA NAV. 
For undeveloped sites (both owned and 
controlled by way of options), a residual 
land valuation is carried out to determine 
the expected value of the site with 
planning consent. The valuation is then 
discounted by a factor of between 0% to 
90% to reflect the probability of achieving 
planning permission.

There is not a ready market for sites 
where construction has commenced. The 
Directors have therefore assumed that fair 
value equates to the carrying value for such 
sites unless the site is forecast to make a 
gross margin in excess of 16%, in which 
case a fair value adjustment is made to 
reflect the residual land value uplift.

The Group transferred a further eight 
residential investment properties and 
one commercial property to Assets held 
for Sale. The commercial property was 
sold in January 2021 and the residential 
properties are intended to be sold during 
the current financial year. 

The balance of investment properties 
amounting to £43.5m (2019: £49.3m) 
comprise principally of existing residential 
properties at Wilton Park and some 
development land in Poole. 

£m Undiluted (p) Diluted (p)

At 30 September 2020
Net assets attributable to equity shareholders 173.3 76.45 74.70
Adjustment for:

Revaluation of projects 59.8
Deferred tax on investment property 
revaluation (see note 27) 2.6
EPRA net asset value 235.7 103.97 101.59

Adjustment for:
Deferred tax on investment property 
revaluation (see note 27) (2.6)
Deferred tax on project revaluation (11.4)
EPRA triple net asset value 221.7 97.79 95.56

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)
Deferred tax on project revaluation (11.8)
EPRA triple net asset value 220.1 106.98 104.03

At 30 
September 

2020

At 30 
September 

2019

Shares in issue 228,341,045 207,366,045
Less shares held in:
 – EBT (1,627,500) (1,627,500)
For use in basic measures 226,713,545 205,738,545
Dilutive effect of
 – share options 1,323,000 2,018,000
 – deferred bonus shares 1,694,000 1,527,000
 – growth shares 2,285,000 2,285,000

For use in diluted measures 232,015,545 211,568,545
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Revenue by segment (%)
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In accordance with IFRS 16 (Leases), the 
lease on our head office in Beaconsfield 
has been capitalised and classified as 
a 'right-of-use' asset at £1.2m with a 
corresponding lease liability of £1.2m at 
the year end.

Investment in joint ventures consists of 
five joint ventures with the most significant 
being our investment in Cheshunt Lakeside 
Developments Limited at £6.0m with 
amounts due from the joint venture within 
current assets being £28.6m. Similarly, 
Other Receivables due after more than one 
year of £22.3m represents the amount due 
from our joint venture partner in Cheshunt 
Lakeside Developments Limited which is 
secured by way of a charge over their share 
of profits from the development of £20.7m 
and £1.6m of retentions owed on contract 
income.

Inventories have reduced from £192.4m to 
£173.6m due to land and unit disposals. 
In addition, the Group sold a 50% interest 
in High Wycombe Developments Limited, 
thereby de-consolidating £36.2m of land 
and work-in-progress and £23.6m of 
external borrowing at the date of disposal. 
Most new site acquisitions were procured 
for investors to whom the Group provides 
planning and management services. 

Trade and Other Receivables due within 
one year have increased from £45.4m to 
£60.9m principally due to a significant 
increase in accrued management fees 
from our planning and management 
services activity which comprised £28.6m 
(30 September 2019: £21.4m) of the total 
balance. Included in prepayments and 
accrued income due in less than one 
year is £10.6m treated as short term as 
it represents the normal operating cycle 
of business but is not expected to be 
received until greater than one year. These 
amounts will be received upon disposal of 
the underlying land by the third party. 

Net debt and borrowings
The Board’s strategic objective is to reduce 
the Group’s net debt and gearing position. 
Net debt has reduced by £4.1m from 
£152.3m to £148.2m at 30 September 2020 
representing net gearing of 85.5% (2019: 
93.9%). Net gearing based on EPRA net 
assets of £235.7m was 62.9% (2019: 65.1%). 

In November 2019, Inland ZDP PLC 
issued a further 1,671,067 zero dividend 
preference shares for gross proceeds of 
£2.7m. As at the year end, the accrued 
liability to holders of ZDP shares was 
£30.2m (2019: £25.9m).

In May 2020, we increased our 
revolving facility from Homes England 
to £15.3m which continues to finance 
our development of 520 homes and 
64,000sqft of commercial space at Chapel 
Riverside in Southampton. Phase 3 of this 
development is at an advance stage with 
many homes sold and occupied. As at 
30 September 2020, we had drawn down 
£13.2m of this facility.

In September 2020, we triggered the 
accordion part of our revolving credit 
facility with HSBC of £20.0m, taking the 
facility from £45.0m to £65.0m. As at the 
year end, we had drawn down £42.8m of 
this facility leaving headroom of £22.2m. 
The facility expires in March 2023.

The Group had a secured revolving credit 
facility of £17.2m from a Fund of which 
£14.3m was drawn down at the year 
end. In January 2021, the facility was 
extended at a lower amount of £15.4m to 
31 December 2021. 

The Group has negotiated a new facility for 
£15.4m with the Fund for a period of five 
years with an option in favour of the Group 
to break the facility at the end of three 
years. The new facility is intended to be 
in place by the end of April 2021 and will 
replace the existing facility. 

The Group has three bank facilities for 
a total sum of £41.3m which have been 
extended to 30 April 2022. 

The Group has also extended two loan 
facilities for the sum of £11.0m to 
31 December 2021. 

The Board is targeting further significant 
reductions in net debt by 30 September 
2021, to be achieved through considered 
land disposals and recovery of 
management fees.

Going Concern
In preparing the forecasts the Directors 
have considered the continued adoption 
of stringent cash management 
procedures, market disruptions 
already brought about by COVID-19, 
the possibility of future disruption in 
the Going Concern period which could 
potentially be caused by COVID-19 and 
other risks and uncertainties, including 
credit risk and liquidity risk, the present 
and possible future economic climate, the 
current and possible future demand for 
land with planning consent and the state 
of the housing market in the geographic 
areas where the Group operates. The 
Directors have performed detailed 
sensitivity analyses to test the Group's 
future liquidity and banking covenant 
compliance based on several scenarios. 
The Group has forecast land sales in the 
next twelve months in the normal course 
of its business. 

The Directors have a reasonable 
expectation that the Group and parent 
Company have adequate resources to 
continue in operational existence for 
the foreseeable future. The Directors 
therefore consider it appropriate to 
prepare the financial statements on the 
Going Concern basis. Further details can 
be found in Note 2 on pages 81 and 82.

Outlook
The Group is focused on making further 
progress in net debt reduction and 
improving operational and commercial 
margins. We will also continue to grow 
the asset management and partnership 
housing segments in line with our refined 
strategy. Whilst the unsettled short-term 
economic outlook persists, the various 
business activities within our business 
model provide the flexibility to adapt to 
changing market conditions and meet 
these strategic objectives in the year ahead.

Nishith Malde
Group Finance Director

5 February 2021
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