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Terry Roydon
Non-executive Chairman

Extensive managerial, practical and political experience of

the property sector obtained over a 40-year career

Simon Bennett
Senior Independent Director

Chartered accountant and has over 30 years of investment 

banking experience and of providing corporate finance and 

broking advice to growing companies
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Brings considerable experience to the Board having
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technology.
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Has a wealth of sector experience, having held senior 

management and non-executive positions within the 

housing, social care and commercial sectors
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Effects on the Group

• Five significant land sales aborted

• Residential unit sales delayed

• Material impact on results

• Increase in construction costs

• Slowdown of output on Partnership Housing contracts and private 
housebuilding 

Management through crisis

Operational strengths

• Prioritise Health and Safety of staff

• Conserve cash

• Use of government’s furlough scheme

• Construction continued on most sites

• Borrowing facilities extended and interest cover covenants relaxed

• Equity raise to improve liquidity 

• Cancelled interim Dividend 

• Balanced business model provided flexibility to adapt 

• Prime land bank maintained EPRA NAV

• Site acquisition through Asset Management activity 

• Healthy forward order book

COVID – 19 Effects & measures undertaken



OUR BUSINESS MODEL
SECTION ONE
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Flexible Business Model

Land

Value 
Creation

Realisation

• Unconditional brownfield site purchases

• Strategic land held under discount to market 
value options

• Land asset management

• Focus on the South of England, where 
demand is greatest

• Value added through planning process

• 100% track record in gaining consents on 
brownfield sites

• Experienced construction team enables 
delivery of private or partnership housing

• Four key revenue streams:

1. Land Sales

2. Land Management (Management Fees)

3. Partnership Housing (Contract Income)

4. Private Housebuilding (House Building)
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Key Revenue Streams

Revenue type 

(Panmure Gordon definition)

Segmental terminology 
Economic activity

Land sales Land sales Revenue from sale of consented sites to either other 
housebuilders or as part of a turnkey package to a housing 
association or BTR operator

Land asset management Management fees Fees generated in return for procuring a site, adding value 
through the planning process and preparing a disposal strategy. 
Third party investor generally finances majority of initial outlay. 
Inland the remainder.

Partnership Housing Contract income Turnkey construction package for housing associations and BTR 
operators. 

Private housebuilding House building Traditional house building activity, targeting first and second-
time buyers. 

Other Three segments included: “Rental 
Income”, “Investment Properties” 
and “Other”

Includes rental income on investment properties and Hugg 
housing. 
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Investment Case

7

Attractive land 
portfolio

• Focused in South and South East of England where housing supply 
shortage is greatest 

• Brownfield sites in good location

• Strategic land held via options in local authorities with housing supply 
shortage

Land planning 
expertise

Balanced & flexible 
business model

Self build & 
partnership capacity 

• 100% success rate in achieving planning on brownfield sites

• Track record driving demand for capital light Asset Management activity 

• Assertive approach to procuring planning consents

• Enables realisation of maximum value in our land bank

• Business can adapt to market conditions

• Enables land sales and partnership housing contracts with housing 
associations and BTR operators

• Private housebuilding activity 

• Greater control over projects  

1
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Land Focused Activity
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Sites with over 500 plots

Cavalry Barracks, Hounslow 1,650

Cheshunt Lakeside 1,058

Gardiners Lane, Baildon 694

Walthamstow 583

Wilton Park 521

Hillingdon 514

Total plots 5,020

• Record land bank of 11,045 plots

• 2,470 plots consented (22%)

• 4,512 plots allocated for development (41%)

• Potential gross development value of £3.1bn

• 100% track record in securing planning on brownfield sites

• Cavalry Barracks, Hounslow secured from MoD for Asset 
Management activity – c1,650 plots

• 302 plots sold during the year (including 195 plots at 
Cheshunt Lakeside in a JV)



Market Backdrop

Church Road, Ashford
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• Fundamental shortage of homes in the UK due 
to difficult planning system

• Structural imbalance in the housing market 
with demand outstripping supply

• Strong demand from Housing Associations

• Growth in Built to Rent market (“BTR”)

• Strong government support for the sector



Financial Overview

Total land portfolio

2020: 11,045 plots
(2019: 7,796 plots)

Private homes under 
construction

2020: 415 homes
(2019: 892 homes)

Strategic & Operational Overview

2020 Audited Results – Year ended 30 Sep 2020
2019 Audited Results – 15 months to 30 Sep 2019

2020 In Review
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PBT

2020: £3.7m
(2019: £25.0m)

-85.2%

Gearing on EPRA 
net assets

2020: 62.9%
(2019: 65.1%)

-3.4%

EPRA NAV

2020: £235.7m
(2019: £233.9m)

+0.7%

DPS

2020: Nil
(2019: 3.10p)

Plots with planning 
consent

2020: 2,470
(2019: 2,956)

Management fees gross 
profit

2020: £21.4m – 5 projects
(2019: £16.1m – 3 projects)



FINANCIAL REVIEW
SECTION TWO
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Group Income Statement

2020 Audited Results – Year Ended 30 Sep 2020

£m Year Ended 30 Sep 2020 15 months to 30 Sep 2019

Revenue 124.0 147.9

Gross profit 22.0 32.5

Admin expenses (12.6) (15.7)

Gain on sale of joint venture 
interest

- 12.6

Other 2.4 3.3

Operating profit 11.8 32.7

Net finance cost (8.1) (7.7)

Profit before tax 3.7 25.0

EPS 0.79p 11.79p
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Higher run rate compared to 2019. Change of accounting 
policy for contract income. 

Remained stable 

Sale of 50% beneficial interest in Cheshunt Lakeside 
Developments Ltd on deferred terms in previous period

Share of joint ventures and associate’s profits, revaluation 
of investment properties and loss on sale of 50% of 
subsidiary

Average borrowing levels remained high

Management explanation of figures

Provisions against land and wip and increased costs on 
legacy projects and COVID-19 impact. 



Segmental Overview

2020 Audited Results Year Ended 30 Sep 2020

£m

Year ended 30 Sep 2020 15 months to 30 Sep 2019

Land Sales
Land 

Management
Partnership 

Housing
Private 

Housebuilding
Rental income Total Land Sales

Land 
Management

Partnership 
Housing

Private 
Housebuilding

Rental income Total

Revenue 21.7 24.4 51.8 23.8 2.3 124.0 29.2 18.6 62.6 34.5 3.0 147.9

Trading profit  
profit / (loss)

6.9 21.4 (1.1) 1.1 1.4 29.7 4.9 16.1 5.5 3.9 2.1 32.5

Provisions (4.9) - - - - (4.9) - - - - - -

Expected credit 
loss

(2.8) - - - - (2.8) - - - - - -

Gross profit / 
(loss)

(0.8) 21.4 (1.1) 1.1 1.4 22.0 4.9 16.1 5.5 3.9 2.1 32.5
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2020 Key Features

• Land sales – One off expected credit loss and provisions against land and wip

• Land management – fees predominantly from Hounslow & Walthamstow

• Partnership housing: five partnership contracts; increase in costs

• Private housing: increased production costs led to margin reduction



Land Sales

£m Year ended 30 Sep 2020 15 months to 30 Sep 2019

Revenue 21.7 29.2

Trading profit 6.9 4.9

Provisions (4.9) -

Expected credit loss (2.8) -

Gross profit / (loss) (0.8) 3.4

Net assets at 30 Sep 2020 25.8 20.7

Plots sold 107 532

# plots At 30 Sep 2020 At 30 Sep 2019

Plots with planning permission 2,470 2,956

Plots without planning permission 8,575 4,840

Total number of plots 11,045 7,796
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• Sold 107 plots (2019: 532 plots)

• 195 plots sold at Cheshunt via JV to 
Housing Association for Partnership 
Housing contract

• Gross profit before one off write downs 
£6.9m (31.7%) (2019: profit £4.9m 
16.8%) – £2.8m expected credit loss 
and £4.1m of provisions 

• Exchanged conditional contract for the 
sale of 53 plots at Wilton Park

33%

21%

46%

0%

Strategic sites

Planning
application
submitted

Pre-application
discussions



Land Management – Capital Light Model
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Note: Land Management represents the Management Fees segment in accordance with IFRS 8

Capital Light model: projects in progress and prospective projects

Location Previous use Number of plots Expected realisation

Hillingdon Former hotel 514 2H21

Walthamstow Former retail store 583 2H21

Barking 1 Former commercial premises 140 2H21

Barking 2 Former commercial premises 250 2H21

Hounslow Brownfield land 1,650 FY22



Cavalry Barracks, Hounslow
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Cavalry Barracks, Hounslow, West London phasing plan

• 37.6 acre brownfield site. One of the 
largest in London allocated for 
development

• Phased purchase on favourable terms 
from the Ministry of Defence

• Largest asset management deal to date

• Planning submission in February 2021 
for 1,650 homes and commercial space

• Planning anticipated in this calendar 
year

• Intensive consultation with council and 
local authority 

Main listed building



Land Management (Management Fees)

£m Year ended 30 Sep 2020 15 months to 30 Sep 2019

Revenue 24.4 18.6

Gross profit 21.4 16.1

Profit before tax 21.2 16.8

Net assets at 30 Sep 2020 40.8 15.7

# plots At 30 Sep 2020 At 30 Sep 2019

Plots with planning permission 2,470 2,956

Plots without planning permission 11,045 4,840
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Note: Land Management represents the Management Fees segment in accordance with IFRS 8

• 2020: Management fees earned 
predominantly from two sites on 
achieving performance obligations 
(Walthamstow and Hounslow)

• Inland shares in significant amount of 
value uplift

• Management fees accrued and 
commonly deferred and rolled up until 
realisation of land sales

• Significant management fees expected 
in 2021

• £30m of accrued management fees to 
be collected in current financial year

• Subsequent construction contract 
potentially available to Inland 
Partnerships



Partnership Housing (Contract Income)

£m Year ended 30 Sep 2020 15 months to 30 Sep 2019

Revenue 51.8 62.6

Gross profit / (loss) (1.1) 5.5

Profit before tax (1.2) 5.5

At 30 Sep 2020 At 30 Sep 2019

Units under contract 1,302 921

Units under construction 1,302 921

Units completed in financial period 266 311
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Note: Partnership Housing represents the Contract Income segment in accordance with IFRS 8

• Revenue generated through five 
partnership contracts

• Contracts with leading housing 
associations e.g. Clarion and A2 
Dominion

• Gross loss £1.1m (2019: Profit £5.5m)

• Increase in costs due to COVID-19, 
building regulation changes and 
other unforeseen costs

• Forward order book of £106m of 
which approximately 50% falls into 
2021

• Further major opportunities with BTR 
operators and Housing Associations 
from existing land portfolio



Private Housebuilding (House Building)

£m Year Ended 30 Sep 2020 15 months to 30 Sep 2019

Revenue 23.8 34.5

Gross profit 1.1 3.9

Gain on sale of Joint Venture - 12.6

Loss on sale of controlling interest 
in subsidiary 

(2.0) -

Share of profit of Joint Venture and 
associates

1.8 2.2

Profit before tax 0.9 13.9

Net assets at 30 Sep 2020 75.2 111.2

At 30 September 2020 At 30 September 2019

Private – Group 96 130

Private – 50% JVs 130 71

Total homes delivered 226 201

Private – Group 372 819

Private – 50% JVs 43 73

Total homes under construction 415 892
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Note: Private Housebuilding represents the House Building segment in accordance with IFRS 8

• Average selling price £240k (excluding 
joint ventures)

• Target market: first-time buyers and 
first-time movers

• 60% (2019: 65%) Help to Buy used

• Margin effected due to COVID-19 
impact and increased costs

• Forward sales of £50.8m (including 
hotel)(2019: 39.3m)

• Focus on new projects will be houses as 
opposed to apartments 

• Segment net assets decreased due to 
sale of 50% of subsidiary and sale of 
units 



Balance Sheet

2019 Audited Results – 15 months to 30 Sep 2019; * basic

£m At 30 Sep 2020 At 30 Sep 2019 Change (£m)

Investment property 43.5 49.3 (5.8)

Loans & Invts in JVs & 
associate

55.2 48.4 +6.8

Inventories 173.6 192.4 +18.8

Trade & other receivables 60.9 45.4 +15.5

Cash 15.7 10.9
+4.8

Gross Borrowings 163.9 163.2 +0.7

IFRS NAV - £m
IFRS NAV – per share*

173.3
76.5

162.2
78.8p

+11.1
(2.3)p

EPRA NAV - £m
EPRA NAV – per share*

235.7
104.0

233.9
113.7p

+1.8
(9.7)p
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Transferred 8 existing properties to Assets held for Sale

Includes land liability of £6.8m

Share placing proceeds of £9.4m

Management explanation

Dilution re: share placing

EPRA net asset value maintained but diluted due to share 
placing. EPRA values exclude potential management fees 
yet to be received from Asset Management Activity

Increase in Asset Management activity



Cash Flow

2020 Audited Results – Year ended 30 Sep 2020

£m
Year ended 30 Sep 

2020
15 months to 30 Sep 

2019

Profit before tax 3.7 25.0

Working capital movements (27.2) (42.1)

Cash outflow from operating 
activities

(16.4) (29.7)

Cash (outflow) / inflow from 
investing activities

(5.8) (26.7)

Net cash inflow from financing 
activities

27.0 26.9

Net (decrease) / increase in cash 
& cash equivalents

4.8 (29.5)

Cash and cash equivalents at 
beginning period

10.9 40.4

Cash and cash equivalents at end 
of period

15.7 10.9
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• Increase in inventories and trade receivables

• Net loans to joint ventures and investment under asset 
management activity 

• Net new loans and ZDP’s
• Net proceeds from Placing

Management explanation



Net Debt and Borrowings

2020 Audited Results – Year ended 2020

£m
At 30 Sep 

2020
At 30 Sep 

2019

Borrowings 163.9 163.2

Net debt 148.2 152.3

Cash + headroom 61.5 31.5

Gearing – IFRS
Gearing – EPRA

85.5%
62.9%

93.9%
65.1%
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Facilities well 
staggered

Expiry of debt facility (Based on amounts drawn at 30 Sep 2020)Management 
explanation

£0

£10,000,000

£20,000,000

£30,000,000

£40,000,000

£50,000,000

£60,000,000

£70,000,000

First
Half
2021

Second
Half
2021

First
Half
2022

Second
Half
2022

First
Half
2023

Second
Half
2023

First
Half
2024

Second
Half
2024

Greater
than 5
Years

Debt reduction a 
priority of the Group 
with target to be below 
£100m by Sep 2021



Conclusion
SECTION THREE
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Conclusion
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• Land focused activity to maximise value from land bank
- Wilton Park being monetised after eight years of

strategic planning progress

• EPRA NAV per share at significant discount (48%) to current 
share price

• Priority to reduce debt 
- management target below £100m by September 2021

• Growth in Asset Management activity 
- Disposal strategy in hand during current financial year

for over 1,000 plots with anticipated cash inflow of c £30m

• Targeting improvement in margins for Partnership and 
private housebuilding

• Whilst economic outlook unclear encouraging support from 
government



APPENDIX
SECTION FOUR
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Update: Wilton Park, Beaconsfield
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• Wilton Park was unconditionally purchased 
from the Ministry of Defence

• Inland Homes' flagship development, with an 
estimated gross development value of over 
£250m

• The development will deliver 304 new homes 
1,730 sqm of commercial space and community 
facilities

• Scope for further development

• Strong cash generation from land and sale of 
existing houses



Update: Cheshunt Lakeside, Herts
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• Cheshunt Lakeside has been master planned for 1,725 homes and 
204,000 sq ft of commercial and educational space

• Inland owns majority of the entire site in a joint venture for 1,253 
homes and 53,000 sq ft of commercial and educational space

• Estimated gross development value of over £429m

• Demolition of site now completed

• First realisation of 195 plots achieved for combined land and build 
package of £49.5m to a housing association 

• Detailed planning for 227 units expected imminently



Update: Cheshunt Lakeside, Herts
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Inland Financial Results Presentation FY2020 
- Disclaimer
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This presentation has been prepared by Inland Homes plc (the “Company”). No representation or warranty (express or implied) of any nature is given nor is
any responsibility or liability of any kind accepted by the Company or any of its directors, officers, employees, advisers, representatives or other agents,
with respect to the truthfulness, completeness or accuracy of any information, projection, representation or warranty (expressed or implied), omissions,
errors or misstatements in this presentation, or any other written or oral statement provided.

In particular, no responsibility or liability is or will be accepted and no representation or warranty is or is authorised to be given as to the accuracy, reliability
or reasonableness of any forward-looking statement, including any future projections, management targets, estimates or assessments of future prospects
contained in this presentation, or of any assumption or estimate on the basis of which they have been given (which may be subject to significant business,
economic or competitive uncertainties and contingencies beyond the control of the management of the Company). Any such forward looking statements
have not been independently audited, examined or otherwise reviewed or verified and nothing in this presentation should be construed as a profit forecast.

All views expressed in this presentation are based on financial, economic, market and other conditions prevailing as of the date of this presentation. The
Company does not undertake to provide access to any additional information or to update any future projections, management targets, estimates or
assessment of future prospects or any other forward-looking statements to reflect events that occur or circumstances that arise after the date of this
presentation, or to correct any inaccuracies in this presentation which may become apparent. Past performance is not indicative of future results and
forward-looking statements are not guarantees of future performance.

This presentation is for information purposes only and does not constitute an offering document or an offer of transferable securities to the public in the
UK. This presentation is not intended to provide the basis for any credit or other evaluation of any securities of the Company and should not be considered
as a recommendation, invitation or inducement that any investor should subscribe for, dispose of or purchase any such securities or enter into any other
transaction with the Company or any other person. The merits and suitability of any investment action in relation to securities should be considered
carefully and involve, among other things, an assessment of the legal, tax, accounting, regulatory, financial, credit and other related aspects of such
securities.

This presentation is being communicated or distributed within the UK only to persons to whom it may lawfully be communicated, and has not been
approved for the purposes of section 21 of the Financial Services and Markets Act 2000. It may not be reproduced (in whole or in part), distributed or
transmitted to any other person without the prior written consent of the Company. In particular this presentation is not intended for distribution to, or use
by, any person or entity in any jurisdiction or country where such distribution or use would be contrary to local law or regulation. Any recipients of this
presentation outside the UK should inform themselves of and observe any applicable legal or regulatory requirements in their jurisdiction, and are treated
as having represented that they are able to receive this presentation without contravention of any law or regulation in the jurisdiction in which they reside
or conduct business.


