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As a result of the prudent action outlined 
below, we start the new financial year 
with cautious optimism. We have used the 
flexibility in our diversified business model 
to adapt to the changing conditions, swiftly 
and decisively implementing a strategy 
of land focused activity to reduce costs, 
conserve cash and create opportunities for 
future growth.

Unlike others in the industry, Inland 
generates income from multiple sources 
– primarily land sales, asset management, 
private and partnership housing, 
supported by revenue generated from 
investment and rental properties. This 
diversity enabled us to respond quickly to 
the challenges presented by COVID-19, 
enabling the Group to adapt to changing 
market conditions and maintain cash flow. 

This change of emphasis to land-focused 
activity, supported by the Group's other 
income streams and the new equity 
raised during the year, has improved 
our balance sheet. I continue to be 
impressed by the sustained demand from 
customers, partners and investors for our 
quality land assets and build expertise.

The health and safety of our colleagues 
and suppliers has been, and remains, our 
priority. Inland is an agile and adaptable 
business and its people are too. I am 
extremely pleased with how the Inland 
team has responded to the COVID-19 
crisis and continues to do so. I would like 
to acknowledge and thank them for their 
continued support. 

Land-focused activity
The Group had been trading in line 
with expectations up to March 2020. 
COVID-19 changed the market backdrop 
significantly and its ramifications were 
immediate. The extent of the overall 

This has been a challenging year but we are a resilient 
business and have adapted well to weather the 
headwinds in our market place and the continued 
uncertainty caused by the global COVID-19 pandemic. 

Chairman’s statement

↑

Jasmine Park, Ipswich 

Terry 
Roydon
Chairman disruption inevitably impacted on the 

Group’s final results for the year ended 30 
September 2020, with five significant land 
sales, which were at an advanced stage of 
documentation with solicitors, aborted in 
its immediate wake. 

Despite this backdrop, the Group 
maintained continued operational 
delivery across all but three sites and has 
been quick to adapt to the new trading 
environment. In parallel, the housing 
market has responded positively to the 
Stamp Duty Land Tax holiday until March 
2021 and it is reassuring to see good 
demand for our high-quality homes and 
land assets.

Subsequently, the Group has completed 
the five aborted land sales with new 
buyers, with the proceeds providing 
additional cash flow. These include the 
sale of 94 plots at Inland’s flagship site 
Wilton Park, Beaconsfield and 195 plots 
at Cheshunt Lakeside, Cheshunt. The sale 
at Cheshunt Lakeside to a local housing 
association via the Group’s joint venture 
Cheshunt Lakeside Developments Limited, 
also secured a £34.5m contract for Inland 
Partnerships to construct the homes. The 
sale of a further 53 units at Wilton Park in 
January 2021 will deliver further cash flow 
and debt reduction benefit. 

The scale of our operations now allows 
us to seek to maximise returns in the 
short and medium term through these 
phased sales whilst maintaining overall 
control of the scheme masterplan and the 
subsequent long-term returns. 

The Group’s asset management arm 
has grown rapidly this year and it is now 
managing six projects with the potential 
for more than 3,100 homes. The Group 
secures sites on behalf of investors and 
uses its extensive land and planning 
expertise to secure planning approval on 
their behalf. The fees generated from this 
'capital light’ activity, generate attractive 

returns for the Group, whilst preserving 
its working capital. During the financial 
year, the Group earned management fees 
of £24.4m (fifteen-month period to 30 
September 2019: £18.6m). We are seeking 
to grow this part of the business in the 
year ahead. More detail about how revenue 
is generated via asset management 
activity is available on page 33. 

Using our agility, we secured our first 
forward sales to two ‘Build to Rent’ (BTR) 
funds within our Centre Square joint 
venture and wholly owned Buckingham 
House developments in High Wycombe 
in September 2020. The total forward 
sale consideration is £52.8m, comprising 
£31.5m for 123 units and amenity space 
at Centre Square and £21.3m for 85 units 
at Buckingham House. These are the 
first of what we hope will be many BTR 
opportunities secured by the Group, with 
Inland’s land bank and build capability 
making it well-placed to access this 
attractive market. We listed securing such 
opportunities as one of our priorities in 
last year’s accounts, recognising that our 
high-quality assets and expertise would be 
in demand in this rapidly growing market. 

Our partnership housing (contract income) 
activity has supported our land-focused 
activity this year. Growing the partnership 
housing arm of the Group has also been 
a focus for the past few years and its 
benefits in terms of market resilience 
compared to self-delivery has been 
beneficial in these uncertain times. At the 
year end, our partnership housing forward 
order book stood at £105.8m, with 1,302 
homes under construction. Margins on 
some of our older legacy sites have not 
been as good as they should have been 
and with the experience gained from the 
significant volume of homes now under 
construction, we will look to increase 
these gross margins in the future. 
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Similarly, we will seek to improve margins 
in private housebuilding. We have further 
tightened our internal controls to achieve 
this. While COVID-19 restrictions have 
resulted in overall lower completions 
than targeted (2020: 226 private house 
completions, including via joint ventures 
but excluding bulk sales to BTR operators, 
fifteen-month period ended 30 September 
2019: 201), the sales rate in the final 
quarter of the year exceeded expectations. 
The Group has 415 private homes under 
construction and with an average selling 
price of £287,000 (fifteen-month period 
ended 30 September 2019: £250,000), 
homes continue to be attractive to, and 
within reach of, first-time buyers. 

Our equity fundraise earlier in the 
year and increased bank facilities 
have provided additional liquidity. We 
welcomed several new shareholders 
to our share register through an 
oversubscribed placing in April 2020. 
In addition, we triggered the accordion 
part of the revolving credit facility (RCF) 
with HSBC of £20.0m, taking the facility 
available from £45.0m to a new maximum 
of £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.

Results and dividend
Revenue and profit before tax are lower 
than originally expected at £124.0m and 
£3.7m respectively (fifteen-month period 
ended 30 September 2019: £147.9 and 
£25.0m). The EPRA net asset value of the 
Group has been sustained at £235.7m 
(2019: £233.9m) and cash balances have 
increased to £15.7m (30 September 2019: 
£10.9m). 

Reducing net debt and gearing remains 
a key priority for the Board; however, 
the impact of COVID-19 has limited our 
progress. Net borrowings have reduced 
by only £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 lower than last year at 
62.9% (2019: 65.1%). The Group is focused 
on and committed to making significant 
reductions to its net debt and gearing in 
the year ahead. 

Given the uncertainties caused by the 
impact of COVID-19 and the need for 
prudent cash management, in March 
2020 the Board resolved to cancel the 
second interim dividend of 2.25p per 
share due to be paid on 12 June 2020, 
which conserved £4.6m cash. The Board 
intends to resume the payment of 
dividends in the current financial year, 
provided there is no deterioration in the 
land and housing market caused by the 
COVID-19 pandemic or otherwise. 

and Non-executive roles. Her wealth of 
experience, especially in brand building 
and consumer-related businesses, will 
bring an added dimension to the Board.

The Board is committed to upholding the 
principles of good governance as set out 
in its chosen governance code, the Quoted 
Companies Alliances (QCA) Corporate 
Governance Code. In line with changes to 
our reporting requirements, this year we 
detail how key stakeholders' interests have 
been considered in Board discussions 
and decision-making. We also report our 
carbon emissions across sites. These 
reports can be found on pages 44 and 
48-50.

Outlook
The Board and the Executive team have 
demonstrated clear leadership this 
year, acting decisively in response to the 
unprecedented challenges of COVID-19. 
Predictions about COVID-19 cannot be 
made with any certainty but having taken 
measures to ensure the health and safety 
of our workforce, improve our financial 
security and deliver a more efficient 
business, we are much better placed to 
manage this challenging environment.

Whilst the short-term economic outlook 
remains unclear, the sustained levels of 
developer, investor, partner and private 
interest in Inland’s land assets and homes 
reflect the fundamental shortage of high-
quality, affordably-priced housing across 
the UK as well as the Group’s positioning 
in its markets.

The Group remains focused on 
maximising the value in its land bank in 
the year ahead, via planning, private and 
partnership housebuilding activities and 
using the flexibility within the business 
model to adapt to changing market 
conditions. This flexibility is proving to be 
Inland’s greatest strength in this rapidly 
changing market.

Terry Roydon 
Chairman

5 February 2021

Market environment
The roll-out of the UK’s COVID-19 
vaccination programme is clearly positive 
and the new trade agreement between 
the UK and the EU significantly reduces 
previous concerns over a ‘no deal’ exit. 
However, we remain cautious around 
what the broader impact of the new 
trade agreement will be. Added to this, 
the third lockdown for England and 
subsequent tighter restrictions mean the 
uncertainties surrounding the potential 
impact of the pandemic remain. 

We have revisited and updated our risk 
register to reflect this environment.

However, even in these difficult times 
there are plenty of opportunities for 
Inland. The Government maintains its 
commitment to building 300,000 new 
homes per annum by the mid-2020s, 
the Prime Minister has implored the 
country to ‘Build, Build, Build’ and the 
Government’s 'Planning for the Future' 
White Paper on planning reform seeks 
to support this; a welcome and much 
needed move. The cumbersome planning 
process continues to cause the Group 
frustration. A faster, less bureaucratic 
system would benefit all. It is fair to 
say that we have not witnessed much 
improvement in the planning system for 
brownfield sites to be built at a faster 
pace, which is disappointing. We are keen 
to contribute to the ongoing discussions 
around planning reform and work with 
the Government to improve the process.

Governance
After fourteen years as Chairman of the 
Company, I have decided not to seek 
re-election at the forthcoming Annual 
General Meeting. Inland today is a very 
different business to the one I joined in 
2007 and I am proud to have played a part 
in its exciting growth journey. I wish the 
Company well for the future as it enters 
the next phase in its development.

Having served as a Board member for 
two years, Laure Duhot resigned from the 
Board in July 2020. We thank Laure for her 
service and valued contribution. We are 
pleased to welcome Carol Duncumb to 
the Board from early February 2021. Carol 
is an experienced Non-executive Director 
with considerable experience in Executive 

I am extremely pleased with how  
the Inland team has responded to the 
COVID-19 crisis and continues to do so. 
I would like to acknowledge and thank 
them for their continued support.” 

Terry Roydon
Chairman
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