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We are focused on and committed to 
delivering a clear strategy of land-
focused activity geared to positive cash 
generation and net debt reduction. Whilst 
our final results have inevitably been 
impacted by the pandemic, the actions 
we have taken have put us in a better 
position to manage the ongoing market 
uncertainty. 

We start the new financial year with 
a record land bank of 11,045 plots, 
a forward order book of £105.8m for 
partnership housing and £50.8m for 
private homes and commercial units. 
Whilst we have achieved a £4.1m 
reduction in net debt (30 September 2020: 
£148.2m, 30 September 2019: £152.3m) 
and increased cash balances to £15.7m 
(30 September 2019: £10.9m), reducing 
the Group's net debt further is the key 
focus for the year ahead.

These results would not have been 
possible without the support of our 
staff and supply chain. They have 
embodied our values of both making 
no compromises on safety and working 
to be ‘stronger together’. I would like 
to express my sincere thanks to all for 
their immense efforts during these 
unprecedented times and their continued 
support. 

Land portfolio
In line with our strategy, our land bank 
continues to reach new heights – a 
record 11,045 plots (2019: 7,796) with 
an estimated £3.1bn gross development 
value. We have achieved planning 
permission on 2,470 of these plots, 
submitted planning applications on 1,819 
and have a further 3,961 plots at pre-

COVID-19 has brought unprecedented challenges but there 
has been sustained demand for our high-quality land and we 
have achieved some significant sales of sites during the year.
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application planning stage. The land bank 
includes 2,795 plots on strategic sites, 
the majority of which are held by way 
of discount to market value options. In 
aggregate, 107 plots were sold this year. 

These sales include the 94 plots 
within the first phase at Wilton Park, 
Beaconsfield to a private developer 
and 195 plots within our joint venture 
Cheshunt Lakeside, Cheshunt to a local 
housing association. The sale of Phase 
2 at Wilton Park, comprising 53 plots, in 
January 2021 and a £34.5m partnership 
housing contract at Cheshunt Lakeside 
will further enhance our position. 

We submitted the reserved matters 
application for the first two phases at 
Wilton Park, comprising 147 plots, in 
June 2020 and this application was 
approved in December 2020. Detailed 
planning consent for the first phase 
at Cheshunt Lakeside was achieved in 
February 2020 and construction started in 
November 2020.

With our ability to move nimbly, as 
explained in the Chairman's Statement, 
we were able to secure our first Build to 
Rent (BTR) opportunities this year.

Asset management
Our 100% success rate in achieving 
planning consent on brownfield sites 
is driving this rapidly growing arm of 
the business which offers attractive 
returns with significantly reduced capital 
investment.

This year, we secured the 4.4-acre 
former Homebase site in Walthamstow, 
North East London and the 36.7-acre 
Cavalry Barracks site in Hounslow, West 

↑

Cheshunt Lakeside, Cheshunt 

www.inlandhomesplc.com Annual Report and Accounts 2020  Inland Homes

S
TR

ATE
G

IC
 R

E
P

O
R

T

09

30031 Inland Homes AR2020 Strategic and Governance.indd   930031 Inland Homes AR2020 Strategic and Governance.indd   9 07/02/2021   15:38:0507/02/2021   15:38:05



30031 Inland Homes AR2020 Strategic and Governance  7 February 2021 3:37 pm  V8

London on behalf of third-party investors, 
bringing the total number of schemes 
in our asset management division to six, 
which combined have the potential for 
more than 3,100 homes. We submitted 
a planning application for 583 units at 
Walthamstow in August 2020 and will 
submit an application for 1,650 homes 
at the Cavalry Barracks site in the first 
quarter of 2021. 

We were delighted in January 2021 to 
receive notification that our planning 
application for the delivery of 514 new 
homes on the former Master Brewer 
site in Hillingdon, West London can be 
determined at a local level by the Greater 
London Authority. The site had been the 
subject of third-party requests to call 
in for determination by the Secretary 
of State who recently decided that the 
application could be approved at a 
local level. Following approval by the 
Mayor of London in September 2020, 
we will shortly finalise the Section 
106 agreement. We look forward to 
progressing delivery of the scheme, 
which is supportive of the Government’s 
housebuilding agenda, delivering 
much needed affordable homes and 
regenerating a dilapidated site. 

Private and partnership 
housing build performance
In line with our strategy, we are now 
constructing more homes on behalf 
of partners than ever before. As at 
30 September 2020, there were 1,302 
partnership homes and 415 private 
homes under construction (30 September 
2019: 921 partnership homes, 892 private 
homes). The forward order book for 
partnership housing contract income 
stands at £105.8m (30 September 2019: 
£123.7m) and includes £40.3m of future 
contract income secured during the last 
two months of the financial year. 

While we anticipate the highest demand 
in the year ahead for our partnership 
housing offer, the rate of reservation 
of private homes in the fourth quarter 
exceeded expectations, driven in part 
by the summer relaxation of COVID-19 
restrictions and the temporary relaxation 
in Stamp Duty Land Tax. Our weekly net 
reservation rate per active sales outlet 
was 0.69 for the year (fifteen-month 
period to 30 September 2019: 0.73) and 
this increased to 1.12 homes per active 
sales outlet during the fourth quarter. 

The number of private home completions 
also increased this year, from 201 in the 
fifteen-month period to 30 September 
2019 to 226 in the year to 30 September 

Growth of land bank year  
on year

16 17 18 19

6,
68
1

6,
77
6

6,
87
0

7,
79
6

20
11

,0
45

Homes under construction

1,302 415

 
 Private
 Partnership

Total land bank split by type

7,182 3,863

 
 Houses 
 Apartments

2020 (excluding bulk sales to BTR 
operators). Of these sales, 130 were 
across sites held in joint ventures 
(fifteen-month period to 30 September 
2019: 71).

To protect ourselves from any softening 
of the private housing market, we are 
focused on building homes which meet 
market need. This means building houses 
rather than apartments and continuing 
to target the first-time buyer market. 
Our average selling price of £287,000 
(fifteen-month period to 30 September 
2019: £250,000) continues to make our 
homes attractive to this market. We have 
experienced significant cost increases on 
some of our projects due to COVID-19 and 
other inefficiencies which have impacted 
our margins. However, we now have 
several years of housebuilding experience 
under our belt and we will seek to grow 
the profit margins this activity delivers, 
increasing efficiencies through design 
and fit-out and improved internal 
controls. 

Strategic focus
This year has been one of refocus 
and consolidation. We have taken the 
opportunity to review and refine the 
areas of our strategic focus in light of the 
COVID-19 pandemic. The refined strategy 
ensures a focus on maximising the value 
of our land bank and reducing net debt 
and gearing. 

01 Increase the size of our 
land bank 
Land is at the heart of what we do. We 
will continue to focus on increasing our 
land bank of brownfield and strategic 
sites where we expect residentially led 
development in the South and South East. 

02 Seek to secure capital 
light opportunities
We will grow the asset management 
division of the Group, managing the 
acquisition and securing planning 
permission on behalf of third parties. 
This activity is capital light and offers 
attractive returns. 

03 Use the flexibility 
within our business model to 
maximise the value of land that 
has planning consent 
We will continue to make the decision to 
sell, build or partner with others based 

CEO'S statement CONTINUED
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We are focused on and committed 
to delivering a clear strategy of 
land-focused activity geared to 
positive cash generation and net 
debt reduction."

Stephen Wicks
Chief Executive 

The position of the Chairman will be 
assumed by Simon Bennett who has also 
considerable experience with the Group, 
having been with the Company since it 
joined the AIM market in April 2007.

Outlook 
The Group was trading in line with 
expectations until March 2020, with 
momentum returning to the market; the 
general election in late 2019 and progress 
in Brexit negotiations had returned 
confidence to both the house-buyer 
market and the wider economy. However, 
COVID-19 changed the marketplace 
significantly and the long-term economic 
ramifications are still to be felt. 

Despite these headwinds, there are 
plenty of opportunities for Inland. The 
market has been buoyed by news of 
effective COVID-19 vaccines, long-awaited 
planning reform is on the horizon and 
there is growing demand in the affordable 
and build-to-rent space. Above all else, 
there is a shortage of new homes being 
built in the UK, reflected in the sustained 
demand for our private sale homes. 

Growing our asset management division 
will be a primary focus. We are seeing 
increasing demand for our experience 
and skills in successfully navigating the 
planning system and will continue to 
seek new opportunities within this sector. 
As a ‘capital light’ activity – where our 
skills and expertise are the service – 
this activity has lower risk and delivers 
attractive returns. 

We will continue to grow our land bank 
and build houses that meet market 

need. The shortfall in the number of new 
homes being delivered across the UK and 
particularly in the South and South East 
of England will continue to drive demand 
for our land assets and build capability. 

We anticipate increased activity in the 
year ahead from affordable housing 
providers as demand for temporary 
accommodation increases due to 
COVID-19. We have proven capability in 
delivering these schemes and are actively 
seeking these opportunities which 
provide regular cash flow and land sales. 

The BTR market is growing rapidly and 
we have a substantial number of sites 
suitable for rental housing within our 
portfolio. Being able to offer the build 
capability as well as the land makes us 
an attractive proposition to investors and 
we look forward to making more progress 
into this market. 

We have a clear strategy for dealing with 
the short-term future: maximising the 
value within our land bank with reduced 
borrowings and risk. Our business 
model allows us to adapt our activity 
– land sales, private or partnership 
housebuilding activity – to the changing 
market conditions and this flexibility is 
standing us in good stead. 

With multiple income streams, we have 
a balanced business model to progress 
through the current uncertain times. 

Stephen Wicks 

Chief Executive Officer  
5 February 2021

on an assessment of what will deliver 
the highest returns and the Group’s cash 
requirements. In the short term, we will 
continue to increase our partnership 
housing activity as this achieves land 
sales for the Group and also secures a 
forward income stream, thus protecting 
the business against any potential decline 
in the private housing market.

04 Deliver homes which meet 
market need in the most cost-
efficient way 
We will continue to target the first-
time buyer market, building homes of 
outstanding quality and value. Now that 
we have achieved critical mass of homes 
under construction, we are standardising 
our product offering, both in design and 
fit-out to drive efficiencies. Our focus 
will be on building houses rather than 
apartments for the private sale market as 
this is where there is greatest customer 
demand. 

Chairman of the Board
Chairman of the Board Terry Roydon 
has announced he will not stand for re-
election at the Annual General Meeting 
in March 2021. Terry has played an 
integral role over the past fourteen years 
in the Group’s success, setting clear 
strategic direction and delivering strong 
leadership. I sincerely thank Terry for his 
longstanding dedication to the interests 
of Inland and the very considerable 
contribution that he has made to the 
Company during his time on the Board.

↑

Chapel Riverside, Southampton
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